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EXECUTIVE SUMMARY

SUBJECT: Executive Summary, Privatization of Military Family Housing, Fort Carson,
                   Colorado, DACA45-98-R-0024.

OBJECTIVE: The objective of this contract is to provide the best possible military family
housing at Fort Carson, making the most of all of the financial resources available throughout the
term of the Contract.

The U.S. Army Corps of Engineers, Omaha District, is soliciting proposals for a Contract
which will privatize the military family housing program at Fort Carson, Colorado.  This
solicitation envisions a business relationship between the United States Army and a private entity
to meet critical housing requirements more quickly and economically than the traditional military
construction process.  The resultant Contract will reflect an alliance between the Government and
private industry to develop or provide, maintain, manage, revitalize or replace, and own family
housing on the base and improve the community development, when in the best interest of the
Government.  The purpose of the Contract will be to provide Fort Carson military personnel and
their families housing facilities and amenities equivalent to that found in the private sector.  This
Contract would span a 50-year performance period, with one 25-year option, to provide housing
accommodations for a minimum of 2,663 families.  It must be clear that the concept of
Privatization under this Contract requires innovation and utilization of state of the art principles
for community development and increasing the quality of life for military families.  The Army’s
concept of Privatization does not mean the usual process involved in outsourcing of construction,
revitalization, maintenance, or the usual planning for the quality of life mission by a Commander
for military personnel and their families.  The Army Leadership believes the Privatization
Initiative does envision a program that embodies the following:  (a) Lesser supplement to or
relief of utility costs to be paid by the Army;  (b) A plan that not only consists of construction,
repair, and maintenance of family housing units, but will also provide an innovative layout for
potential entire community development with optional amenities that will greatly improve the
quality of life for on base soldiers and civilians;  (c) A program that will demonstrate a Business
Case to support greater demolition and replacement rather than renovation, when costs and other
factors favor such an initiative;  (d) Realization of an aggressive and feasible construction and
renovation schedule, which is not present under current military processes;  (e) A program which
requires less Government up front and future investments; and (f) Affordable, attractive, and
available housing that will support readiness for any major change in our National Security
Objectives.

The Department of Defense typically writes various Contract instruments based on
numerous laws, statutes, guidelines, policies, and regulations.  The Military Housing
Privatization Initiative (MHPI) was enacted into legislation as part of the Defense Appropriations
Act for 1996 (Title XXVIII, Public Law 104-106, 10 U.S.C. 2871 et seq.).  This legislation
provides some flexibility in the privatization Contracting process for DOD agencies.  It allows
for numerous combinations of various enhancements to promote the construction of new housing
with private sector financed business partners.  This is a significant change from the traditional
military construction and operation and maintenance programs.
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The procurement method used by the Government is called a Request for Proposal, or
RFP process.  It includes the receipt of offers submitted by the private sector to accomplish the
requirements in the solicitation.  The solicitation will incorporate solicitation provisions by
reference.  The full text of these provisions will be provided to Offerors upon request.  This
process considers technical issues as well as financial capabilities in determining the successful
Offeror.  The offers are evaluated based on established criteria to determine the best overall value
to the Government.  The format of the Offeror’s proposal, specific items to be submitted as part
of the proposal, and the evaluation criteria are provided in detail in the solicitation, in
Attachment 1.  In addition, Offeror’s should note that Standard Form 33, the Representations,
Certifications and Other Statements of Offerors, pages 12-13 through 12-22, and, if the Loan
Guaranty is required by the Offeror, the Borrower and Lender Approval Applications
(Attachment 1, Exhibits A and B, respectively) must be completed and returned with the
proposal.  Proposals are due 28 January 1999.

This project will include two major family housing projects involving both existing
family housing and new family housing.  Fort Carson currently has 1,823 existing housing units
that vary in age, size, and condition.  The successful Contractor will need to renovate these units
in a phased renovation plan, with initial renovation and occupancy completed by no later than
five years beginning on the date of Notice to Proceed.  A plan for future renovations needed
during the Contract period to keep the property up to standard will also be evaluated as part of
the proposal.  Minimum renovation standards and levels of acceptability are defined in the RFP. 
In addition, 840 new family housing units will need to be constructed and completed within four
years beginning on the date of Notice to Proceed.  The areas available on Fort Carson for the new
units are defined in the solicitation, and on the map found at Attachment 11.  The proposal
should reflect the use of specific and/or all areas to be utilized for new family housing units.  The
construction of the new family housing units is similar to a community development program,
including the infrastructure -- streets, underground utility lines -- for each specific area, as well as
various amenities and enhancements to the community.

To help Offerors with their proposal development, standards and minimum acceptability
levels are provided in the RFP and attachments.  Maintenance records, copies of the current
maintenance Contracts, and other historical data are available for viewing in the Documents
Information Room at Headquarters Fort Carson, Housing Office, Bldg. 7301, Fort Carson,
Colorado, Monday through Friday, except Federal holidays, between the hours of 9:00 a.m. and
4:00 p.m.  Appointments are recommended and can be requested by contacting MSgt Stafford at
(719) 526-7574 or faxed to (719) 526-8482.

The Government will provide or make available land (approximately 467.18 acres of
currently developed land and approximately 309.69 acres of undeveloped land)(only the land
identified at Attachment 4, Exhibit A is available under the resultant Contract), utility tap points,
conveyance of existing structures, a military housing referral and priority list and limited loan
guarantees.  In turn, the Contractor will provide the construction of the 840 new family housing
units, renovation of the existing housing, management and maintenance of all units, grounds
maintenance of unoccupied and public areas, construction and maintenance of new roads and
infrastructure in associated areas, and reinvestment of profits in the form of ancillary facilities. 
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The Contractor will collect monthly rent payments from military personnel by allotment in an
amount equal to the individual’s Basic Allowance for Housing (BAH).  Each unit will be
assigned a grade, however, the rent charged will not exceed the BAH of the member assigned to
the unit.  See Attachment 2, paragraph 5 of the RFP for more details regarding housing
entitlements, rent payments and the mix of units by grade.  The Government intends to convey
the existing family housing units within 120 days after Contract award and execution of the Land
Lease, Quitclaim Deed, and all other pertinent documents prior to beginning rent entitlement to
the Contractor.

Any construction efforts under this Contract will require the enforcement of Davis-Bacon
wage rates, regardless of whether the effort is accomplished by the prime Contractor or
subcontractor.  Davis-Bacon wage rate determinations are included in the RFP document, and
subsequent wage determinations and updates will be incorporated into the Contract by
modification.  The Service Contract Act, wage requirements affecting only service-oriented
tasks, will apply as appropriate to this Contract.  Service Contract Act wage determinations are
included in the RFP, and subsequent wage determinations and updates will be incorporated into
the Contract by modification.

If the selected Offeror is a large business concern, a Small, Small Disadvantaged, and
Women Owned Small Business Subcontracting Plan will be required prior to award.  A sample
plan is included at Attachment 9.  This plan outlines the Offeror’s goals for utilization of these
types of firms.  The Government will be required to monitor the administration of this plan and
achievement of these goals during the life of the Contract.

Overall, the evaluation will include technical, financial, management, past performance,
and utilization of small business components.  Based on the authorizing legislation, the private
sector is invited and encouraged to utilize any of the authorities available. Business arrangements
must be within the limits of the underlying statutory authority for the project.  However, a limited
partnership agreement including the Government as a partner is not considered to be an
appropriate application of the new authorities provided for an on-base development, such as Fort
Carson.  Offerors are reminded that limitations exist within the legislation depending upon the
type of business arrangement proposed, these limitations are further explained in Attachment 2 of
the RFP.  Offerors are responsible for reviewing the legislation for applicable limitations therein
to their proposed business arrangements.

The ultimate goal of the Contract is privatization.  The Government’s involvement in the
rental of units and management of the housing operation will be similar to what it is now when
military personnel rent housing off-post.  In preparing proposals, Offerors are encouraged to
focus on the intent of the acquisition -- to provide sufficient, good quality, affordable housing
communities for the Fort Carson military personnel and their families.  (Reference
Attachment 2, paragraph 6 for minimum requirements.)
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Questions regarding technical issues of the project should be ADDRESSED IN
WRITING to: U.S. Army Corps of Engineers, ATTN: CENWO-CT (Loreen Blume or Leigh Ann
Lucas), 215 N. 17th St., Omaha, NE 68102-4978.  Questions can also be telefaxed to the above
at (402) 221-4530.  Written questions can also be transmitted via electronic mail to the above at
loreen.k.blume@usace.army.mil or leigh.a.lucas@usace.army.mil.
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ATTACHMENTS AND EXHIBITS

Attachment 1  - Instructions to Offerors
Exhibit A  -  Borrower Application
Exhibit B   -  Lender Application
Exhibit C   -  Financial Proforma Formats

Attachment 2  - Description/Specifications/Work Statement
Exhibit A  - Housing Entitlement (BAH) Information
Exhibit B  - List of Existing Family Housing Units
Exhibit C  - Abatement Information
Exhibit D  - List of Units Renovated in 1996
Exhibit E  - List of Documents to be Included in the Documents Information Room
Exhibit F  - Tax Letter from El Paso County

Attachment 3  - Loan Guaranty Documents

Attachment 4  - Department of the Army Land Lease

Attachment 5  - Deed for Existing Housing Units

Attachment 6  - Sample Tenant Lease/Rental Agreement

Attachment 7  - Service Contract Act Wage Determination

Attachment 8  - Applicable Construction Wage Determination

Attachment 9  - Sample Small, Small Disadvantaged and Women Owned Small Business 
  Subcontracting Plan

Attachment 10  - Utility Tie-In Points and Utility Capacities

Attachment 11 - Map of Fort Carson Land and Housing Areas

Attachment 12 - Clauses
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INSTRUCTIONS TO OFFERORS

1.  PROPOSAL INFORMATION.  The Offeror shall submit in the proposal, all required
information specified in this RFP.  All information shall be confined to the appropriate volume. 
The original proposal shall be signed by an individual having authority to enter into a contract
based on the submitted proposal.  An additional signed copy of the face page shall be submitted.
The Offeror shall confine the proposal to essential matters that are sufficient to define the offer
and provide an adequate basis for evaluation.  The requested information represents the
minimum proposal requirements.  In addition to the Volumes identified below, Offerors should
note that Standard Form 33, the Representations, Certifications and Other Statements of
Offerors, pages 12-13 through 12-22, and, if the Loan Guaranty is required by the Offeror, the
Borrower and Lender Approval Applications (Attachment 1, Exhibits A and B, respectively)
must be completed and returned with the proposal.

2. PROPOSAL SUBMITTAL LOCATION.  The proposals shall be submitted in paper
media.  Proposals will be received until 4:00 P.M. CST, 28 January 1999 at the following
location:

U.S. Army Corps of Engineers, Omaha District
ATTN: CENWO-CT
215 N. 17th Street, Room 1614
Omaha, NE 68102-4978

Offerors are cautioned that any proposal received late will not be considered unless late
receipt is due to one of the conditions identified in the clause at FAR 52.215-1, paragraph (c)(3).
Recipients of this solicitation not responding with an offer should advise the issuing office by
letter, postcard, or E-mail their desire to receive future solicitations of the same nature.

3.  PRE-PROPOSAL CONFERENCE/SITE VISIT.  A Pre-Proposal Conference/Site Visit is
scheduled to be held on 20-21 October 1998 at the Sheraton Colorado Springs Hotel, 2886 S.
Circle Drive, Colorado Springs, CO 80906.  Hotel/motel reservations are the attendees'
responsibility.  Rooms may be reserved at the Sheraton by calling 719-576-5900, or by
contacting another hotel/motel of choice.  The Government has not set aside a block of rooms at
the Sheraton and therefore, cannot guarantee vacancy.  Registration begins at 8:00 a.m. and the
conference begins at 9:00 A.M.  Offerors are encouraged to attend this conference and inspect the
site where services are to be performed, and to satisfy themselves regarding all general and local
conditions that may affect their proposal.  Failure to attend the Pre-Proposal Conference/Site
Visit will not relieve Offerors from responsibility for estimating properly the difficulty or cost of
performing the work.  Reservations for the conference is required and may be made by providing
company name, address, telephone and fax numbers, and number of participants to Loreen
Blume, (402) 221-4265, or Leigh Ann Lucas, (402) 221-4854, or telefax to (402) 221-4530 by 16
October 1998.  Reservations may be sent by electronic mail to the above at
loreen.k.blume@usace.army.mil or leigh.a.lucas@usace.army.mil.  Questions to be addressed by
Offerors at the Pre-Proposal Conference/Site Visit shall be submitted in advance in writing to the
office of the Commander:
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U.S. Army Corps of Engineers, Omaha District
ATTN: CENWO-CT
215 N. 17th Street, Room 1614
Omaha, NE 68102-4978
FAX: (402) 221-4530

A "Documents Information Room" is located at the Housing Office, Building 7301, Fort
Carson, Colorado 80913-5000.  The Documents Information Room contains copies of documents
which may be valuable in preparation of proposals.  Offerors are invited and encouraged to
review the resources available at this location between the hours of 9:00 A.M. and 4:00 P.M.
MST, Monday through Friday, except Federal holidays.  Appointments are recommended and
can be requested by contacting MSgt Stafford at (719) 526-7574 or faxed to (719) 526-8482.

4.  OFFEROR'S QUESTIONS AND COMMENTS.  All questions and comments shall be
submitted in writing to U.S. Army Corps of Engineers (USACE) no later than 20 calendar days
prior to the date set for receiving proposals as stated on the Standard Form 33.  Questions and/or
comments related to this solicitation shall be submitted to the following:

U.S. Army Corps of Engineers, Omaha District
ATTN:  CENWO-CT
215 N. 17th Street
Omaha, NE 68102-4978
Fax: (402) 221-4530

     The U.S. Army Corps of Engineers, Omaha District home page on the Internet
(http://ebs.nwo.usace.army.mil/ebs/contract.htm) may be accessed for written questions and/or
comments from Offerors.  Questions and comments will be reviewed and responded to in a
timely manner.  All changes to the solicitation based on questions and comments received, shall
be incorporated by amendment, as appropriate, and will be distributed to all Offerors on the
Bidder's Mailing List.

5.  PROPOSAL EXPENSES AND PRECONTRACT COSTS.  This Request for Proposal
does not commit the Government to pay for costs incurred for the preparation and submission of
a proposal or any other costs incurred prior to execution of the Contract.

6. PROPOSAL FORMAT.  All proposals shall contain the requirements stated herein and
every volume shall also contain:

a. Cover of each volume shall be identified by the appropriate volume number.

b. Offeror's name, address, signature and telephone number shall appear on any documents
to be evaluated.

c. Table of Contents.
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d. List of Tables.

e. List of Figures.

f. List of Appendices.

g. Volume number and date submitted in bottom right-hand corner of each page (along with
the revision number for the modified page, if necessary).  Proposal modifications shall be
submitted as replacement pages with revisions clearly identifiable, (e.g., bold, italics, or
underlined print) and submitted in the same number of copies as the original proposal.

h. Letter character pitch can be either 10 or 12-point.

i. Proposal clarity, organization (as specified in the solicitation), overall page limitation,
and cross-referencing is mandatory.  Offerors shall provide any other narrative or supporting
materials that may be necessary for the Government to fully understand the proposal.  No
material shall be incorporated by reference.  The Offeror's proposal in response to this RFP shall
be formatted and submitted as shown in Table 1.

TABLE 1 - PROPOSAL FORMAT

Maximum Limit of
Pages per Volume

Number of Required
Proposals

Proposal Document Page Limit Original Copies

Volume I -Technical Plan 170 1 3

Volume II - Financial Plan 120 1 3

Volume III - Management Plan 210 1 3

Volume IV - Past Performance 40 1 3

Volume V - Utilization of Small Business Concerns 10 1 3

Required Maximum Limit of Pages per Entire
Proposal

550 --- ---

PROPOSAL NOTES:
a. The total number of pages does not include the Executive Summary, Table of Contents,

List of Tables, List of Figures, List of Appendices, Sample Plans or Design Documents. 
Attachment 1, Exhibits A and B, shall not count in the page count.  (No other information is to
be included on the pages with lists or tables.  If other information is included, Offerors should
note that the page may be considered in the page count.)  Detailed Summaries for the cash flow
Proforma analysis shall count in the page count for Volume II, but supplemental pages of the 50-
year cash flows and the five year historical audited data may be included as an attachment and
shall not count in the page count.  Excessive documentation is discouraged.  Folded pages
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(11"x14") used for spreadsheets shall count as one (1) page.

b. Firms not wanting data contained in proposals to be disclosed by the Government shall
follow the procedures specified in FAR 52.215-1(e), "Restriction on Disclosure and Use of
Data."

c. Proposals must set forth full, accurate, and complete information as required by this RFP
(including attachments).  The penalty for making false statements is prescribed in 18 U.S.C.
1001.

7. METHOD OF PROCUREMENT.

The U.S. Army Corps of Engineers intends to procure this requirement on a COMPETITIVE
PROPOSAL basis, using best value techniques inclusive of past performance evaluation, in
accordance with the provisions set forth in the Request for Proposal (RFP).  A Contract will be
awarded to the responsible Offeror whose proposal represents the best value to the Government
after evaluation, all factors considered (i.e., technical, financial, management, past performance,
and utilization of small business concerns).  It is strongly recommended that the provisions stated
in this RFP be carefully studied prior to assembly of the proposal.

8. PROPOSAL CONTENTS.  For the purposes of evaluation of proposals, the following
information must be provided in all Offerors' proposals.  All volumes will be evaluated and rated
in accordance with the “Evaluation Factors for Award” section of this Attachment 1.

a. VOLUME I - TECHNICAL PLAN.  The Offeror shall submit the required information
in Volume I as listed below:

(1) DESIGN PLAN.  Construction of 840 new housing units shall be completed within a
maximum of four years beginning on the date of Notice to Proceed.  Renovation of the existing
1,823 units shall be completed within a maximum of five years beginning on the date of Notice
to Proceed.  The design plan shall consist of the following elements regarding the new
construction and renovations.

(a) DWELLING DESIGN.  The Government recommends the Offeror submit single-
page, off the-shelf designs as available in the commercial real estate market.  Designs shall be
submitted for each style of home shown in the site design documents.  The typical housing styles
(e.g., single family dwelling, townhouse, etc.), recommended quantities of each style, and
recommended square footage are shown in the Description/Specifications/Work Statement
section of this RFP.  (See Attachment #2, paragraph 5.e.(3)).   Government preference is for
single family, townhouse, or duplex style units.  Apartments in a stacked configuration may be
used only as a last resort for two bedroom units to conserve land.  Area C1 is defined as the
northern portion of area C and should have a physical separation from the Junior Officer/Senior
Enlisted housing located in Area C2.  If at all possible, it is preferred to locate the Junior Enlisted
units in Area’s A and B.  However, if this is not supportable by either space or utility limitations,
then the use of the northern portion of Area C identified as C1 is permissible and will not detract
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from the rating.  Submission shall include floor plans, all exterior elevations, and plans for units
designated to be handicap accessible.

(b) SITE DESIGN.  Site design documents shall include, but not be limited to,
drawings reflecting the entire community to include the locations of housing units (and types of
units), infrastructure installation, utility tie-in points, road locations, green spaces, play-lots and
playgrounds.

                     The proposal design documents shall consist of drawings and specifications. 
Recommend drawings be drawn on 28" x 40" format.  Provide an index of drawings.  As a
minimum, the drawings shall include:

(i) Conceptual Sketch Site Plans - Scale 1" = 100', show site layout:

Layout information (structures and housing)
Landscaping.
Driveways.
Patios, fencing and walks.
Parking.
Recreation areas.
Exercise trails.

(ii) Conceptual Sketch Utility Plans  (Water, Sanitary Sewer, Electrical and Gas) -
Scale 1" = 100': Layout of main utility lines with preliminary sizes and fire hydrant locations.

(iii) Conceptual Sketch Grading and Drainage Plans - Scale 1" = 100':

                       Existing topography and proposed grading.
Preliminary grades of roads and around housing units.
Storm Drainage system with preliminary sizes.

(iv) Site Layout Plan.  Provide a site layout plan at a scale of 1" - 50' of a typical
grouping or arrangement of housing units.  Show this representative area with streets, driveways,
parking areas, sidewalks, dwelling unit layout, landscape, and utilities systems.

(c) UNIT RENOVATION PLAN.  Provide a project schedule and narrative
description indicating the Offeror's initial plans to renovate the existing 1,823 housing units, or
the Offeror's plans to demolish the existing housing units and replace with additional new
housing units.  Renovations must be completed within a maximum of five years beginning on the
date of Notice to Proceed.  Offerors proposing to demolish and replace may receive a higher
rating during evaluation.  (See Attachment 2, paragraphs 5.e.(1) and (2).)

Also, include narrative description of each housing unit type with listing of
optional renovations (e.g., addition of garages, carports, exterior building repairs, decks, patios,
installed lawn sprinklers, new floor coverings).
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(d) DESIGN ANALYSIS.  Briefly provide basis for design of houses, roads and
utility systems and give preliminary design calculations.

(e) ENERGY EFFICIENCY.  New and renovated units shall meet the requirements
for energy usage and efficiency contained in Attachment 2, paragraphs 8, 9, and 10.  Designs
which exceed the minimum requirements through the use of more energy efficient appliances,
insulation, windows, lighting, etc., may receive a higher rating during evaluation.

(2) CONSTRUCTION PLAN.

(a) PHASING PLAN.  Provide as part of the Schedule a phasing plan detailing how
the construction of 840 new housing units and renovation of 1,823 existing housing units will be
accomplished without reducing available units for occupancy below the current level of 1,823
housing units.  The phasing plan shall describe the scheduled construction and renovations,
including such details as to how tenants will be moved from existing housing units into newly
constructed housing units.  Proposals which demonstrate a feasible, more aggressive construction
and renovation schedule may receive a higher rating during evaluation.  (See Attachment 2,
paragraph 5.e. and Attachment 2, Exhibits B, C, and D.)  The Government requires that the
Contractor construct the 248 new units identified in Attachment 2, paragraph 5.e.(3)(b), for
junior enlisted soldiers, first.  Subsequent phasing of construction for other units remains at the
Contractor’s discretion.

(b) QUALITY ASSURANCE/QUALITY CONTROL PLAN.  The Offeror shall
submit detailed Quality Assurance and Quality Control Plans outlining the Offeror's standard and
specific Quality Assurance/Quality Control practices.

The Offeror shall submit their Quality Assurance and Quality Control Plans for
each of the following: 1) Construction of 840 housing units; 2) Renovation, or demolition and
replacement, of 1,823 existing housing units; and, 3) Management and maintenance for all
housing units and the surrounding common areas.  Also, provide the name of the certified
inspection service to be utilized to inspect all construction and renovation.

The Offeror's Quality Assurance/Quality Control Plans shall include, as a
minimum, the following information concerning its Quality Assurance/Quality Control
procedures:

(i) The Offeror's Corporate Quality Control Document.

(ii) One example of the Offeror's Quality Control Plan used by the Offeror during
a project similar to this RFP.

(iii) The Offeror's Standard Operating Procedures (SOPs) for the maintenance of
all housing units detailing procedures for tracking deficiencies and corrective actions.
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(iv) The Offeror's Standard Operating Procedures for performing, documenting
and enforcing the quality control operations of both prime and subcontract work including
proposed forms for approval, and indicate who will prepare, sign and submit the forms.

(3) FUTURE RENOVATION PLAN (OUT-YEARS).  The Offeror shall provide a
narrative and/or drawings of future renovations throughout the 50-year contract term.  The
Offeror shall state the criteria to be used to determine when another comprehensive renovation
will be required in order to keep the housing units in suitable condition for military families (see
Attachment 2, paragraph 6.a.).

(4) MAINTENANCE PLAN.  The Offeror shall provide maintenance of all existing
housing units and new housing units for the term of the Contract.  Items to be included in the
Maintenance Plan are outlined in Attachment #2, Paragraph 5.h.  The Offeror shall provide a
narrative of how their routine maintenance is scheduled, response time to tenant requests and/or
requirements for repairs, emergency procedures, etc.

b. VOLUME II - FINANCIAL PLAN.  The Offeror shall submit the required information
in Volume II as listed below:

(1) Total Project Costs.  Total project costs shall consist of the Offeror’s total
construction budget as requested for in the solicitation, and is to include direct costs, indirect
costs, and General and Administrative costs.  *See Attachment 1, Exhibit C, Statement of
Development Sources and Uses of Funds Proforma and Development Budget Proforma, for
mandatory Proforma format.

(a) Hard and soft costs identified, in detail.
(b) Developer costs separately identified, in detail.
(c) Total costs identified and reasonably based on industry standards.
(d) Related party fees such as construction management, asset management, and other

fees that are accrued and/or paid during the construction phase of this project.  The Offeror shall
limit the amount of the fees budgeted to be accrued or paid to related parties.

Overall project financing will be evaluated on the basis of the risk to the Government
and the Offeror’s long term financial commitment to the project.  The financing shall be
contingent only upon award.

Amenities Offered and their Related Costs.  Those proposals that include optional
amenities as shown in order of preference in Attachment 2, paragraph 5.g., may be given a higher
rating during evaluation.  However, the execution of said amenities during the Contract will be at
the government’s discretion and shall not affect the validity of any other part of the Contract.

(2) Sources and Uses of Equity (amount and timing).  Offerors shall present all sources
and uses of equity, including but not limited to, cash contributions, cash flow from operations
during construction, interest on unutilized loan proceeds, and any deferral of fees due the
Offeror.   Included in the Sources and Uses of Equity is the Offeror’s proposed owner capital
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contribution.  Offerors shall deposit a minimum of 3% of the total project costs, as defined in
paragraph b.(1) above, from its own capital into the Escrow for Construction/Renovation of
Facilities.  Proposals that exceed the 3% minimum owner capital contribution requirement may
receive more favorable consideration for the sources and uses of equity subfactor during
evaluation.  Proof of owner equity shall be required at the time of award and deposit of owner
equity is required upon issuance of Notice to Proceed.

EQUITY DISTRIBUTIONS AND PREFERRED RETURNS.  The Government will
evaluate the Offeror’s long-term commitment to the project.  As such, the Government desires
that the Offeror’s source of repayment of equity and amount of return on equity is from the net
cash flow available after reserves and debt service.

Offeror's Reinvestment Plan.  Offeror's reinvestment plan, including a description of
proposed uses of all reinvested amounts (e.g., payment of utilities, construction of replacement
housing units, future amenities, etc.).  Those proposals that include payment of utilities in family
housing units occupied by military families, dependents of military families, or Department of
Defense (DOD) civilians designated as essential personnel, may be rated higher during
evaluation.  Those proposals which provide for future replacement of existing housing units may
be rated higher during evaluation.  If combinations of the above are proposed, the Offeror
proposing the overall best value to the Government may receive the highest rating.

Fifty-year Proforma Financial Information.  The 50-year Statement of Operating
Revenues and Expenditures Proforma should include separate line items for gross revenue, net
operating income, debt service, funding for and disbursements from the mandatory escrow
accounts (as defined in Attachment 2, Description/Specifications/Work Statement, paragraph 6)
for maintenance of facilities and disbursements to investors.  See Attachment 1, Exhibit C, for
mandatory Proforma format.

Escrow Accounts.  The Offeror shall define in detail, establish, and maintain the
following escrow accounts for the purposes of funding construction and capital improvements. 
All required escrow accounts shall be established and held in federally insured financial
institutions.  Escrow accounts are a minimum requirement of the Government and will be
evaluated on an acceptable/unacceptable basis.  Offerors providing for the escrow accounts,
either through its lender or the resultant Contract, shall receive an acceptable.  Offerors not
providing for one or more of the escrow accounts shall receive an unacceptable.  If required by its
lender, Offerors should include a statement to that effect.  Failure to provide for one or more of
the required escrow accounts shall render the proposal materially deficient and ineligible for
contract award.

(a) Lockbox Agreement.  Throughout the term of the Contract, the Government shall
require the execution of a Lockbox Agreement between the Contractor, the construction lender,
third party lender, and the Government, which requires that all income from the Project be
deposited into a Lockbox account held by a depository institution acceptable to the Government
in an account separate from all other accounts established by the Contractor.  During the term of
the Guaranteed Loan, or during the term of another mortgage loan secured by the Project which
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has been approved by the Government, the requirement for a Lockbox may be satisfied by an
agreement between the Contractor and the Guaranteed Lender, or the Contractor and such other
approved mortgage lender, as applicable.  Among other provisions, the Lockbox Agreement shall
provide for the application of equity contributions from the Contractor and income from the
Project substantially in the following order of priority:

(i) Reasonable and necessary operating expenses of the Project in accordance
with an annual budget for the Project approved by the Government, and the Guaranteed Lender
or other approved lender, if applicable; provided that for purposes of the Lockbox Agreement,
operating expenses of the Project shall not include management fees paid to the Contractor or
any party which is affiliated with, or has an identity-of-interest with, the Contractor or any of its
principals.

(ii) Monthly deposits into the Impositions Escrow Account.

(iii) Monthly deposits into the Capital Repair/Replacement Escrow Account.

(iv) Scheduled monthly payments of principal and interest and other amounts due
and payable under the Guaranteed Loan or other approved loans.

(v) Amounts, if any, necessary to restore the balance of the Performance Deposit
Account (see description below).

(vi) Management fees paid to the Contractor or any party which is affiliated with,
or has an identity-of-interest with, the Contractor or any of its principals, if applicable.

(vii) Monthly deposits into the Reinvestment Account (see description below).

(viii) Extraordinary expenses of the Project as approved by the Government, and
the Guaranteed Lender or other approved lender, if applicable.

(ix) Balance, if any, to the Contractor.

Notwithstanding the foregoing, until the final completion of all required new
construction and renovation of the Project, all equity, and the balance of income from the Project
following payment of items (i), (ii), and (iii) above, shall be deposited into the Construction
Escrow Account.  Following final completion of all required new construction and renovation of
the Project, the Construction Escrow Account will no longer exist, therefore, Project income
shall be applied in the order set forth above.

(b) Escrow for Capital Repair and Replacement of Facilities.   The sole purpose of the
Capital Repair/Replacement Escrow Account, including all interest thereon, shall be making
capital repair and replacement to the Project.

(i) Capital Repair/Replacement Escrow Account.  The Offeror shall establish and
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maintain, throughout the term of the Contract, a dual signature escrow account with the Offeror
and the Government as co-signatories. 

(ii) Account Maintenance Period.  The Capital Repair/Replacement Escrow
Account shall be maintained with a federally insured financial institution in an interest bearing
account.  During the outstanding loan period, the Capital Repair/Replacement Escrow Account
may be held by the lender, but can only be used as approved by the Contracting Officer or the
designated representative.  Deposits into the Capital Repair/Replacement Escrow Account shall
be made monthly on the first of each month.  The adequacy of the Capital Repair/Replacement
Escrow Account shall be analyzed annually by the Government representative.  The Offeror 
shall, at all times, maintain the account with sufficient balance to pay for all maintenance, capital
repair and replacement costs detailed in the Offeror's Technical Plan  The amount of the monthly
deposit to the Capital Repair/Replacement Escrow Account  may be increased or decreased
without amending the Contract with Government approval.

(iii) Disbursements from the Capital Repair/Replacement Escrow Account.  
Disbursements from the Capital Repair/Replacement Escrow Account may be made only after
receiving the written consent of the Government, or at the Government's discretion, the written
consent of a lender that is providing financing to the Project.  Funds shall be advanced from the
Capital Repair/Replacement Escrow Account in accordance with customary commercial lending
practices (e.g., disbursements shall be no more frequently than once in each calendar month,
based on the actual invoices of contractors, subcontractors, material men and suppliers for
materials and equipment or services actually provided, etc.).

(c) Escrow for Construction/Renovation of Facilities.  The purpose of the
Construction Escrow Account is to ensure the cash flow after debt service and reserves from the
existing rental units is utilized to off-set demolition, construction, and renovation costs.

(i) The Offeror shall maintain the account until the satisfactory completion and
certification of occupancy of the 840 new housing units, the renovation/replacement of the
existing 1,823 housing units, and all other improvements which are to be part of this Project in
accordance with the approved plans.  The account, separate from all other accounts maintained
by the Offeror and known as the "Construction Escrow Account", shall be established by the
Offeror on or before the signing of the Contract.  The account will be a dual signature account
with the Offeror and the Government as co-signatories. 

(ii) All operating income of the Project in excess of the normal and customary
operating expenses of the Project must be deposited into this account as approved by the
Government. 

The Offeror shall deposit a minimum of 3% of the total project costs from its
own capital into the Construction Escrow Account.  (Evaluation of owner equity will be
accomplished under the Sources and Uses of Equity, paragraph 8.b.(2).)  Proof of owner equity
shall be required upon contract award and owner equity must be deposited upon issuance of
Notice to Proceed.  The Construction Escrow shall be maintained with a federally insured
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financial institution in an interest bearing account.  The Contracting Officer or designated
representative may waive the requirement for the Construction Escrow if the lender requires a
similar account.  This escrow account shall be closed upon completion of initial construction and
renovation/replacement.

(iii) Account Funds Transfers.  Deposits into the Construction Escrow shall be
made monthly on or before the 15th of the month.  The Construction Escrow, including all
interest thereon, shall be used solely for the purpose of making the required improvements in the
residential housing community.  Disbursements from the Construction Escrow may be made only
after receiving the written consent of the Contracting Officer or designated representative, or at
the Government's discretion, the written consent of a lender that is providing financing to the
Project.  Funds shall be advanced from the Construction Escrow in accordance with customary
commercial lending practices (e.g., disbursements shall be no more frequently than once in each
calendar month, based on the actual invoices of contractors, subcontractors, material men and
suppliers for materials and equipment or services actually provided.).  Upon termination of the
account, excess funds will be released to the Offeror upon fulfillment of his obligation under this
account.

(d) Impositions Escrow Account.  The Offeror shall establish and maintain,
throughout the term of the Contract, an escrow account which is separate from all other accounts
maintained by the Offeror and known as the "Impositions Escrow Account", to cover applicable
annual tax payments and annual insurance premium payments (see Attachment 2, paragraph
4.e.).  The Offeror shall deposit the estimated monthly impositions into the Impositions Escrow
Account.  The Impositions Escrow Account shall be maintained in an interest bearing escrow
account with a federally insured financial institution.  The Contracting Officer or designated
representative may request proof of deposits.  This condition may be satisfied by an approved
escrow account with an approved Mortgagee.  Proof shall be provided to the Contracting Officer
or designated representative to verify the existence of the account.

(e) Performance Deposit.  The Performance Deposit Account serves as a "Real Estate
Management Bond".

(i) The Offeror shall establish and maintain, throughout the term of the contract, a
performance deposit account (the "Performance Deposit") which is separate from all other
accounts maintained by the Offeror.  The Offeror shall deposit $500,000.00, in the form of cash
or certified funds, upon initiation of the account with a federally insured financial institution in
an interest bearing account or with a commercial investment firm.  The Performance Deposit
shall serve as a security for the payment and performance by the Offeror of all obligations,
covenants, conditions and agreements under this Contract, subject to the following terms and
conditions:

(A)The Performance Deposit shall be established with the Contracting Officer
or designated representative having sole disbursement of funds authority via check writing
privileges.  The Offeror shall maintain a minimum of $500,000.00 in the account at all times. 
Once the account balance reaches $1,000,000.00, the Government, upon the Offeror's written
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request, shall return the amount over $1,000,000.00.  

(B) If the Offeror fails to perform its obligations under the Contract, or
otherwise commits a default, which is not cured within the applicable cure period, if any, the
Contracting Officer or designated representative may use, apply or retain all or any portion of the
Performance Deposit for the payment of any sum to which the Contracting Officer or designated
representative may become entitled by reason of the Offeror's default, or to compensate the
Contracting Officer or designated representative for any loss or damage which the Government
may suffer as a result of such default.

(C) If the Offeror fails, after receiving notice of noncompliance, to accomplish
the work in accordance with the Contract or fails to perform any provision of the Contract, the
Contracting Officer or designated representative may, after seven days written notice to the
Offeror and without prejudice to any other remedy it may have, make good such deficiencies.  In
such case, an appropriate Contract Modification shall be issued for the Government's unilateral
deduction from the Performance Deposit the cost of correcting such deficiencies.  If the amounts
in the Performance Deposit account are not sufficient to cover such amount, the Offeror shall pay
the difference to the Government on demand.

(D) If the Contracting Officer or designated representative uses or applies all
or any portion of the Performance Deposit in accordance with the terms of this Contract, the
Offeror shall, within seven days of written notification by the Contracting Officer, deposit an
amount sufficient to restore the Performance Deposit in full to the balance of the account on the
date the money was removed provided however, that the amount to be deposited will never be
more than the amount to bring the account back up to $1,000,000.

(E) If the Offeror performs all of its obligations under this Contract, and is not
then in default under this Contract, the Performance Deposit, or so much of the Performance
Deposit as has not been applied by the Contracting Officer or designated representative, shall be
returned to the Offeror within 60 days after the expiration or termination of the Contract or the
date on which the Offeror has vacated the premises, whichever is later.

(f) Reinvestment Account.  The purpose of the Reinvestment Account is to protect
and/or enhance the Government's investment by the Offeror designating into this account, on an
annual basis, a percentage of cash flow after debt service, taxes, if applicable, and preferred
returns.

(i) The Government intends the successful Offeror to establish and maintain a
Reinvestment Account throughout the term of the Contract.  It shall be separate from all other
accounts maintained by the successful Offeror.

(ii) The Reinvestment Account shall be utilized for reinvestments in the Project in
the form of quality of life improvements that will directly benefit military families (e.g., payment
of utilities, construction of replacement housing units, future amenities, etc.).



DACA45-98-R-0024
Attachment 1      Amendment 00031-13

(iii) The Offeror shall designate that a certain percentage (0 - 100%) of all net
cash flow after operating expenses, debt service, taxes, if applicable, and reserves be deposited
into the Reinvestment Account.

(3) Conditional Loan Commitment.  The conditional loan commitment, on lender
letterhead, is to include at a minimum the following:

(a) Debt service coverage ratio.
(b) Amount of loan.
(c) Interest rate (fixed or variable) with interest rate exposure mitigation.
(d) Recourse vs. Non-recourse (full or partial).
(e) Loan Maturity.

 (f) Amortization period. – Loan shall be fully amortizing straight line for a period not
to exceed 30 years.

(g) Points and fees.
(h) Whether the Government offered enhancement of a guarantee in the event of base

closure, downsizing or major deployment will be required.  Rent payment will be made by
allotment.

(i) Borrower and Lender Applications for Loan Guaranty.  Completion of the forms
at Attachment 1, Exhibits A and B, respectively, is required at the time of proposal submission, if
the Loan Guaranty is utilized.  Failure to complete the forms may render the proposal materially
deficient and ineligible for contract award.

CROSS COLLATERALIZATION/CROSS DEFAULT PROVISIONS.  This
privatization project is expected to “stand alone” and as such, the Offeror is prohibited from
cross collateralization and/or cross default of said project with any other assets.  Moreover, the
Offeror is prohibited from assigning, pledging, hypothecating, or otherwise transferring its
interest in the net cash flows and/or ownership of the project in part or in its entirety without
prior Government approval.

This relates to the construction period loan and permanent financing arrangements.

FINANCING CONTINGENCY: At the time of Offeror's proposal, permanent and
construction financing on the project shall be subject only to contract award by the U.S. Army
Corps of Engineers.

Effect of Interest Rate Changes.  In its proposal, the Offeror shall clearly address the
following issues:

(a) The interest rate (or range of interest rates) upon which its proposal and financial
plan are premised.

(i) The first mortgage shall be at a fixed rate of interest unless the Offeror, to the
satisfaction of the Government, mitigates the interest rate risk over the life of the loan by some
form of interest rate protection vehicle.
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(ii) Until such time as the Offeror “locks rate” with their selected lender, there
may be a chance of short-term rate fluctuations.  Therefore, the Offeror shall mitigate this short-
term interest rate risk.

(b) Any actions which the Offeror intends to implement in order to mitigate against
increased interest rates (e.g., interest rate hedges, ceilings, etc.), and the estimated time for, and
costs of, implementing any such actions.

(c) The maximum interest rate at which the Offeror is prepared to deliver its proposal
without changes in scope, timing, quality, or materials.

(d) How will the proposal be effected if the actual interest rate on the Offeror's
construction and/or permanent financing are higher than the maximum interest rate set forth
above?  Will materials of lesser quality be used?  Will optional amenities be deleted?  Will the
amounts pledged to the Reinvestment Account be reduced?  Will the Offeror reduce its fees or
accept a lower return on equity?

(e) How will the proposal be effected if the actual interest rates on the Offeror's
construction and/or permanent financing are substantially lower than the interest rates indicated
in its proposal?  ("Substantially lower" being defined for this purpose as a decrease of 50 or more
basis points from the interest rates shown in the proposal.)  By way of example only: Will the
project be enlarged in scope?  Will materials of better quality be used?  Will optional amenities
be increased?  Will the amounts pledged to the Reinvestment Account be increased?  Will the
Offeror increase its fees or receive higher return on equity?

Offeror's Historical Financial Status.  Five years historical audited financial statements
from the Offeror including each of its subsidiaries and parent company, and all team members. 
Firms with less than five years historical audited data should provide as much historical audited
data as is available up to the five years.

c. VOLUME III - MANAGEMENT PLAN.  The Offeror shall submit the required
information in Volume III as listed below:

(1) ORGANIZATIONAL STRUCTURE.

(a) Corporate Structure.  The Offeror shall submit organization charts.  If the prime
Offeror is to be a team arrangement, submit organization charts for each team member.  Provide
locations and organization charts of the corporate headquarters, regional offices and other offices.
The Offeror's organization chart shall show the entire team which will be committed to this
contract.  Personnel on the organization chart, including support staff, team members/
subcontractors, should be identified by name, discipline, task area and firm office.  The chart
shall clearly indicate reporting lines.  The submittal shall also be sufficiently detailed to indicate
the size, diversity, and organizational structure of the team.  Also, indicate how the proposed
project organization, relative to the office organization, will function.  
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(b) Resumes of Key Personnel.  The submittal shall include resumes of no more than
10 key personnel to be utilized in the performance of the Contract.  The resumes should clearly
show proposed job title, education, special qualifications worth noting, and complete experience
records showing title and specific duties, responsibilities, and assignments beginning with the
present and working backwards.  The resumes must clearly demonstrate the type, level and
duration of experience required by this RFP.  Indicate fully, the responsibilities each key member
had in connection with any of the projects listed or any other projects which involved managing
projects comparable to this project.  Any additional information pertaining to personnel
anticipated for use under the Contract will only relate to that individual's experience and ability
to perform on this Contract.  Therefore, do not furnish information on individuals' social, civic or
fraternal activities.  Note that substitutions for key team members/subcontractors/partners after
award will only be allowed with the approval of the Contracting Officer.

Experience of Affiliates, Subcontractors and Suppliers.  Provide experience
information required above for each Affiliate, Joint Venturer or Team Member that is expected
to provide a substantial amount of effort under the Contract.

(2) CONTRACT IMPLEMENTATION PLAN.  Describe the organizational approach
implementing the work required of the Offeror through the life of the Contract.  Describe the
anticipated use of the following, as applicable:

*Sole Entity.
*Joint Venture.
*Teaming.
*Other.

Provide copies of any contractual agreements (e.g., property management contracts,
operating agreements, etc.) and/or commitments binding the firm(s) to this contract.  If these are
not in place, provide information on how they will be implemented.  This information should
include, but not be limited to the following:

*What entity has overall authority for the contract?

*What entity will be managing the contract?

*Years of previous experience with team members.

*Type of past contractual agreements.

*Which entity will be responsible for design, utility work, new construction,
renovation of existing housing, quality assurance, quality control, management and maintenance?

*The team's capability to do this work and how would it be performed under the
contract.
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- In an effort to most effectively accomplish the objectives of this Contract, it is
proposed that the Government, the Contractor, and its major subcontractors engage in the
Partnering process.  Participation in the Partnering process is entirely voluntary and is based
upon a mutual commitment between Government and industry to work cooperatively as a Team
to identify and resolve problems and facilitate contract performance.

The primary objective of the process is providing the American soldier with the
highest quality supplies/services on time and at a reasonable price.  Partnering requires the
parties to look beyond the strict bounds of the contract in order to formulate actions that promote
their common goals and objectives.  It is a relationship that is based upon open and continuous
communication, mutual trust and respect, and the replacement of the “us vs. them” mentality of
the past with a “win-win” philosophy for the future.  Partnering also promotes synergy, creative
thinking, pride in performance, and the creation of a shared vision for success.

After contract award, the Government and the successful Offeror will decide
whether or not to engage in the Partnering process.  Accordingly, Offerors shall not include any
anticipated costs associated with the implementation of the Partnering process in their proposal
(e.g., cost of hiring a facilitator and conducting the Partnering Workshop).  If the parties elect to
partner, any costs associated with that process shall be identified and agreed to after contract
award.

The establishment of this Partnering arrangement does not affect the legal
responsibilities or relationship of the parties and cannot be used to alter, supplement or deviate
from the terms of the contract.  Any changes to the contract must be executed in writing by the
Contracting Officer.

See AMC Partnering Guide at
http://acqnet.sarda.army.mil/acqinfo/bluprint/blup-rnt.htm for
implementation of this Partnering relationship.

*Provide information as to how you intend to accomplish design, utility work, new
construction, rehabilitation of existing housing, quality assurance, quality control, management
and maintenance.

*Provide information to demonstrate your ability to provide design, utility work, new
construction, rehabilitation of existing housing, quality assurance, quality control, management
and maintenance.  Clearly and succinctly describe in narrative form, with accompanying charts
and graphs if applicable, how the Offeror will:

- How it will be financed (sources and amounts of equity and debt).

- Assume control of the housing areas upon contract execution.

- Mobilize and complete the construction and renovation plan, in accordance with
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the Management and Technical Plans, and the Schedule.

- Utilize the financial assets to support construction and renovation, in accordance
with the financial plan.

- Demobilize from construction and renovation within the four and five year time
lines.

- Continue maintenance of the housing areas for the duration of the Contract, in
accordance with the Organizational Plan and the Schedule.

- Provide maintenance and renovation during the term of the Contract, in
accordance with the management plan.

(3) SAMPLE TENANT LEASE.  A sample tenant lease (see Attachment 6) is provided
in this RFP package to be used and is preferable.  Changes may be proposed to items not
identified as mandatory.  Those items within the lease that are mandatory are marked with an
asterisk.  If said changes result in a more restrictive lease to the tenants, a lower rating may result
during evaluation.  If said changes result in a more favorable lease to the tenants, a higher rating
may result during evaluation.

d. VOLUME IV - PAST PERFORMANCE.  For each phase (i.e., construction,
renovation, maintenance, and management), the Offeror shall submit narratives of a minimum of
two, and not more than five previous or ongoing federal, state or local Government contracts or
private/commercial contracts performed by it and/or each of its team members, their
subsidiaries or parent companies during the past three to five years which are similar in nature
and relevant to the efforts required by this solicitation.  Narratives shall include the following
information:

(1) Complete description of the project performed detailing the relevance and similarities
to the effort required by this solicitation.

(2) References Provided for Contract Information Submitted.  Provide an outline of how
the effort required by the solicitation will be assigned for performance within the Offeror's
corporate entity and/or team members and among proposed subcontractors.  Information required
below shall be provided for each proposed 1st tier subcontractor.

(a) Government contracting activity, contracting officer or other point of contact,
address, and telephone number.  For commercial property management and/or maintenance
experience, you may provide name, address and telephone number of tenant associations.

(b) Government technical representative with address and telephone number.  For
commercial property management and/or maintenance experience, you may provide name,
address and telephone number of tenant associations.
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(c) Government contract administration activity, points of contact, address and
telephone number.  For commercial property management and/or maintenance experience, you
may provide name, address and telephone number of tenant associations.

(d) Contract number.

(e) Contract award date.

(f) Contract type.

(g) Contract award amount (cost or price).

(h) Actual cost or price, or projected final cost or price.

(i) Original performance period/completion date.

(j) Actual or projected final completion date.

(3) Offerors shall include in their proposal, the written consent of their proposed 1st tier 
subcontractors to allow the Government to discuss the subcontractors' past performance
evaluation with the Offeror during negotiations.

(4) A narrative for each of the previous contracts listed describing the objectives achieved
and any cost growth or schedule delays encountered.  For Government contracts which did not/do
not meet the original requirements with regard to either cost, schedule, or technical performance,
provide a brief explanation of the reason(s) for such shortcomings and any demonstrated
corrective action taken to avoid recurrence.  The Offeror shall also provide circumstances
surrounding cure notices or show cause notices received on any previous contract listed, and a
description of corrective action taken.

(5) The Offeror shall also provide the above required information relative to contracts that
have been terminated in full or in part, for default during the past five years, to include those
currently in process of such termination as well as those which are not similar to the proposed
effort.  The Offeror shall list each time the performance schedule was revised and provide an
explanation of why the revisions were required.

(6) The Offeror shall also provide overall performance ratings from the customer (i.e.,
excellent, very good, satisfactory, marginal, or unsatisfactory) for all contracts submitted.

         NOTE: Offerors are reminded that both independent data and data provided by Offerors in
their proposals may be used to evaluate past performance.  Since the Government may not
necessarily interview all of the sources provided by the Offerors, it is incumbent upon the Offeror
to explain the relevance of data provided.  The Government may also use past performance
information from other than the sources identified by the Offeror and that the information
obtained will be used for both the responsibility determination and the best value decision.  The
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Government does not assume the duty to search for data to cure problems within the proposals. 
The burden of providing thorough and complete past performance data remains with the
Offerors. 

e. VOLUME V - UTILIZATION OF SMALL BUSINESS CONCERNS.

(1) Definitions:

(a) Small Business Concerns.  For the purpose of this section, small business
concerns refers to Small Business, Small Disadvantaged Business, and Women-Owned Small
Business.

(b) Prime Offeror for the purpose of this section is defined as the firm that will be
responsible for signing contract documents.

(2) It is the policy of the United States that small business concerns shall have the
maximum practicable opportunity to participate in contract performance.  It is further the policy
of the United States that its prospective Prime Offerors shall demonstrate the extent it plans to
utilize small business concerns in any resultant contract and provide assurance in its offer that
small business concerns shall have maximum subcontracting opportunities in its prime contracts.

(3) All contractors are requested to utilize the PRO-NET program to assist them in
obtaining resources to meet their contractual requirements.  PRO-NET is an electronic gateway of
procurement information – for and about small businesses.  It is a search engine for Contracting
Officers, a marketing tool for small firms and a “link” to procurement opportunities and
important information.  It is designed to be a “virtual” one-stop-procurement-shop.  PRO-NET is
an Internet-based database of information on small, small disadvantaged, 8(a), and women-
owned small businesses.  It is free to federal and state Government agencies, as well as prime and
other contractors seeking small business contractors, subcontractors and/or partnership
opportunities.  As an electronic gateway, PRO-NET provides access and is linked to the
Commerce Business Daily (CBD), federal and state agency home pages and other sources of
procurement opportunities.

The Small Business Administration (SBA) homepage address is: www.sba.gov

The PRO-NET homepage address is: www.pro-net.sba.gov

(4) SUBCONTRACTING PLAN REQUIREMENTS.  The Offeror shall submit a
completed Subcontracting Plan which will demonstrate how goals for Small Business (SB),
Small Disadvantaged Business (SDB), and Women Owned Small Business (WOSB)
participation will be met.  The Offeror (other than a small business concern) shall demonstrate
how the firm plans to identify, commit and utilize Small Business (SB), Small Disadvantaged
Business (SDB), and Women-Owned Small Business (WOSB) concerns, as team members,
subcontractors and/or suppliers in the performance of the resultant contract.  The Offeror’s
Subcontracting Plan must address each element indicated below.  A sample Subcontracting Plan
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format is shown at Attachment #9.  This sample is provided as an example only and is not to be
construed as an all-inclusive document.  The Offeror’s format will be acceptable provided the
Plan addresses each element indicated below:

(a) Development of separate percentage goals for Small Business Concerns, Small
Disadvantaged Business Concerns, and Women-Owned Business Concerns that are based on
planned subcontracting which is challenging yet realistic.  (See FAR 19.705-4(d), DFARS
219.704(a)(1) and 219.705-4).   The percentages listed below represent informational goals
considered reasonable and achievable during the basic performance period of the resultant
contract. Goals will be re-negotiated prior to exercising any option period(s) should option(s) be
a part of the solicitation.

61.2% of planned subcontracting dollars to be placed with Small Business Concerns.
9.1% of planned subcontracting dollars to be placed with those Small Business concerns 
owned and controlled by socially and economically disadvantaged individuals.
4.5% of planned subcontracting dollars to be placed with Women- Owned Small 
Business Concerns.

Goals included in any proposed Subcontracting Plan submitted should reflect
goals at least equal to those suggested above.  If lesser goals are proposed, firms may be required
to explain how the proposed goals and the Plan represent the firm’s best efforts to comply with
the policy outlined in this solicitation.  Proposed Subcontracting Plans will be reviewed to ensure
the Plan and the firm’s ability to carry out the Plan represents the firm’s best efforts to maximize
their abilities for subcontracting opportunities with Small Business, Small Disadvantaged
Business, and Women Owned Small Business.

(i) Assurances that the Offeror will include the Clause at FAR 52.219-8;
Utilization of Small Business Concerns and Small Disadvantaged Business Concerns in all
subcontracts that offer further subcontracting opportunities, and that the Offeror will require
subcontractors (except small business concerns) that receive subcontracts in excess of $500,000
($1,000,000 for construction) to adopt a plan similar to the plan required by the clause at FAR
52.219-9, Small Business and Small Disadvantaged Business Subcontracting Plan.

(ii) Assurance that the Offerors will (i) cooperate in studies or surveys as
may be required; (ii) submit periodic reports in order to allow the Government to determine the
extent of compliance by the Offeror with the Subcontracting Plan; and, (iii) submit Standard
Form (SF) 294, Subcontracting Report for Individual Contracts, and SF 295, Summary
Subcontract Report.

(iii) A recitation of the types of records the Offerors will maintain to
demonstrate procedures adopted to comply with the requirements and goals in the plan, including
establishing source lists, and a description of the Offeror’s efforts to locate small and small
disadvantaged business concerns and to award subcontracts to them.

(iv) The name of the company employee who will be responsible for the
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administration of the subcontracting plan and the employee’s duties.  (See FAR 19.704(a)(2) and
52.219-9(d)(7)).

(b) Description of specific efforts, based on results of efforts described in
paragraphs (ii) & (iii) above to ensure that Small Businesses, Small Disadvantaged Businesses,
and Women Owned Small Businesses have equitable opportunity to participate in acquisitions
(See FAR 19.704(a), 19.705-4, 52.219-9(d) and DFARS 219.705).

(c) Outreach action (ongoing and planned).  (See FAR 19.704(a), 19.705-4,
52.219-9(d), 52.219(e), and DFARS 219.705).

(d) Describe supplies or services to be subcontracted, including identification of
subcontractors, and planned for subcontracting to SB, SDB and WOSB.  (See FAR 19.705-4(d),
52.219-9(d)(3), 52.219-9(e) and DFARS 219.705).

(e) Efforts undertaken to broaden SB, SDB and WOSB active vendor base.  (See
FAR 19.704(a), 52.219-9(d), DFARS Subpart 219.5, 219.704(a), 219.705 and 252.219-7003).

(f) Policy Statement or Evidence of Internal Guidance to company buyers
recognizing commitment to Public Law 99-661, Section 1207 and Public Law 100-180, Section
806.

(g) Participation in the Department of Defense’s Mentor-Protégé program (See
DFARS 219.71).

(5) PAST PERFORMANCE IN UTILIZING SMALL BUSINESS CONCERNS.  The
Offeror shall submit data on Past Performance in utilizing small business concerns, which
demonstrates how goals for Small Business and Small Disadvantaged Business participation on
previous contracts were satisfied.  The data to be provided shall include all the information
requested on Attachment #9, “Utilization of Small Business Concerns”.  Data to be provided by
the principal firm and all major participants of a joint venture.  The data provided shall be limited
to the construction, renovation, management and operation of housing communities during the
past three to five years.  Include in this documentation a list of contracts and subcontract
performance of the prime contractor, members of a joint venture.
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EVALUATION FACTORS FOR AWARD

1. SOURCE SELECTION ADVISORY COUNCIL.  The Source Selection Authority (SSA)
has appointed the Source Selection Advisory Council (SSAC).  The SSAC is responsible for
reviewing the evaluation document prepared by the SSEB and to advise both the SSEB and SSA
on selection policy issues.  The identities of the SSA and the SSAC members are confidential,
and any attempt by the Offerors to contact these individuals is prohibited.

2. SOURCE SELECTION EVALUATION BOARD.  The Source Selection Authority (SSA)
has established the Source Selection Evaluation Board (SSEB) to conduct the evaluation of
proposals received in response to the solicitation.  The evaluation will be based exclusively on
the content of the proposal and any subsequent discussions required.  The SSEB will not consider
any information or data incorporated by reference or otherwise referred to.  The identities of the
SSEB members are confidential, and any attempt by the Offerors to contact these individuals is
prohibited.

3. PERFORMANCE RISK ASSESSMENT GROUP.  The Source Selection Authority (SSA)
has identified specific members of the Source Selection Evaluation Board (SSEB) to perform as
the Performance Risk Assessment Group (PRAG) to solely conduct analyses of Volume IV - Past
Performance.  The PRAG will brief the SSEB on the analyses.  The SSEB will then perform the
evaluation based on the input from the PRAG.  The evaluation may be based upon information
obtained from sources other than those identified in the proposal.  The PRAG will not consider
any information or data incorporated by reference.  The identities of the PRAG members are
confidential, and any attempt by the Offerors to contact these individuals is prohibited. 

4. PROPOSAL SUBMITTAL.  Proposals shall be submitted in accordance with FAR
52.215-1 and the "Instructions to Offerors" portion of this Attachment #1.

5. EVALUATION CRITERIA.  A source selection evaluation plan has been developed to
evaluate proposals against the factors (volumes) and subfactors set forth in this solicitation. 
Evaluations will be conducted in accordance with the Tradeoff Process, FAR 15.101-1.  Volumes
I, II, III, and V will be rated using an adjectival methodology with a narrative assessment and a
proposal risk rating.  Volume IV will receive a performance risk rating.  Proposals will be
evaluated to determine ratings supported by narratives, and to identify strengths, weaknesses,
deficiencies, and risks of the proposed approach in each proposal.

a.  EVALUATION DEFINITIONS.

(1) Strength.  A substantive aspect, attribute, or specific item in the proposal that exceeds
the solicitation requirements and enhances the probability of successful contract performance.

(2) Weakness.  A flaw in the proposal that increases the risk of unsuccessful contract
performance.  A significant weakness in the proposal is a flaw that appreciably increases the risk.

(3) Deficiency.  A material failure of a proposal to meet a Government requirement or a
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combination of significant weaknesses in a proposal that increases risk of unsuccessful contract
performance to an unacceptable level.

(4) Clarification.  Clarifications are limited exchanges, between the Government and
Offerors, that may occur when award without discussions is contemplated.  If award without
discussions is anticipated, Offerors may be given the opportunity to clarify certain aspects of
their proposals or to resolve minor or clerical errors.

(5) Communications.  Communications are exchanges, between the Government and
Offerors, after receipt of proposals, leading to establishment of the competitive range.

(6) Discussions.  Discussions are negotiations conducted in a competitive acquisition and
take place after establishment of the competitive range.  Discussions are tailored to each Offeror's
proposal, and shall be conducted by the contracting officer with each Offeror within the
competitive range.

6.  RATING.  Rating is the application of a scale of words, colors, or numbers, used in
conjunction with narrative, to denote the degree to which the proposal has met the standard for a
non-cost factor.  For purposes of this solicitation, ratings will consist of words (adjectival
method) used in conjunction with narratives.  Ratings will be applied at the factor (volume),
subfactor, and subelement level.  If at any level of indentation an Offeror’s proposal is evaluated
as not meeting a minimum requirement (that is, below the level of acceptable), this fact must be
included in the rating and narrative assessment at that level and each higher level of indentation. 
Therefore, a marginal or unacceptable rating at any level must be carried to the factor (volume)
level.  The following ratings will be used to evaluate Volumes I, II, III, and V:

a. Exceptional.  Exceeds specified performance or capability in a beneficial way to the
Government and has no significant weakness.

b. Acceptable.  Meets evaluation standards and any weaknesses are readily corrected.

c. Marginal.  Fails to meet evaluation standards; however, any deficiencies are correctable.

d. Unacceptable.  Fails to meet a minimum requirement of the RFP and the deficiency is
uncorrectable without a major revision of the proposal.

7.  Proposal Risk.  These are ratings that assess the risks and weaknesses associated with each
Offeror's proposed approach to performing the requirements stated in the RFP.  It is an overall
assessment derived from the technical evaluation and is driven by each of the subelements and
subfactors evaluated within the technical factor.  The following proposal risk ratings will be
applied to Volumes I, II, III, and V at the factor (volume), subfactor, and subelement levels:

a. Low Risk.  Any proposal weaknesses have little potential to cause disruption of schedule
or degradation of performance.  Normal Offeror effort and normal Government monitoring will
probably minimize any difficulties.
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b. Moderate Risk.  Approach has weaknesses that can potentially cause some disruption of
schedule or degradation of performance.  However, special Offeror emphasis and close
Government monitoring will probably minimize difficulties.

c. High Risk.  Approach has weaknesses that have the potential to cause serious disruption of
schedule or degradation of performance, even with special Offeror emphasis and close
Government monitoring.

8.  Performance Risk.  Past Performance ratings that assess the risks associated with each
Offeror's likelihood of success in performing the requirements of the RFP based on that Offeror's
demonstrated performance on recent, relevant contracts.  The following performance risk ratings
will be used in evaluating Volume IV:

a. Excellent.  Very Low Performance Risk.  Offeror's past performance record provides
essentially no doubt that the Offeror will successfully perform the required effort.

b. Good.  Low Performance Risk.  Offeror's past performance record provides little doubt that
the Offeror will successfully perform the required effort.

c. Adequate.  Moderate Performance Risk.  Offeror's past performance record provides some
doubt that the Offeror will successfully perform the required effort.

d. Marginal.  High Performance Risk.  Offeror's past performance record provides substantial
doubt that the Offeror will successfully perform the required effort.

e. Poor.  Very High Performance Risk.  Offeror's past performance record provides extreme
doubt that the Offeror will successfully perform the required effort.

f. Unknown Performance Risk.  No performance record identifiable.  The Offeror has no
relevant performance record.  The Offeror may not be evaluated favorably or unfavorably.

9. BASIS FOR AWARD, EVALUATION FACTORS AND EVALUATION APPROACH.
Any award to be made will be based upon the best overall (i.e., best value) proposal that is
determined to be the most beneficial to the Government with appropriate consideration given to
the evaluation factors, subfactors, and subelements shown below.  The evaluation factors
(volumes), subfactors, and subelements are listed in descending order of importance as shown
below.

a. VOLUME I - TECHNICAL PLAN. 

(1) Design Plan. 

(a) Dwelling Design.  Government preference is for single family, townhouse, or
duplex style units.  Apartments in a stacked configuration may be used only as a last resort for
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two bedroom units to conserve land.  Area C1 is defined as the northern portion of area C and
should have a physical separation from the Junior Officer/Senior Enlisted housing located in
Area C2.  If at all possible, it is preferred to locate the Junior Enlisted units in Area’s A and B. 
However, if this is not supportable by either space or utility limitations, then the use of the
northern portion of Area C identified as C1 is permissible and will not detract from the rating.

(b) Site Design.
(c) Unit Renovation Plan.  Offerors proposing to demolish and replace existing

housing units may receive a higher rating during evaluation.
(d) Design Analysis.
(e) Energy Efficiency.  Designs which exceed the minimum requirements through the

use of more energy efficient appliances, insulation, windows, lighting, etc., may receive a higher
rating during evaluation.

(2) Construction Plan.  Proposals which demonstrate a feasible, more aggressive
construction and renovation schedule may receive a higher rating during evaluation.

(3) Future Renovation Plan (Out-Years).

(4) Maintenance Plan.

b. VOLUME II - FINANCIAL PLAN.  The purpose of the financial plan evaluation is to
determine whether an Offeror proposed financial plan is realistic and complete in relation to the
solicitation and the technical and management proposal and provide an assessment of the
reasonableness of the plan.  The Escrow Accounts will be evaluated on an acceptable/
unacceptable basis.

(1) Total Project Costs.  *See Attachment 1, Exhibit C, Statement of Development
Sources and Uses of Funds Proforma and Development Budget Proforma, for mandatory
Proforma format. 

(a) Total Construction Budget.  The Government will evaluate the Offeror’s
construction management, asset management, and other fees that are accrued and/or paid during
the construction phase of this project.  Overall project financing will be evaluated on the basis of
the risk to the Government and the Offeror’s long term financial commitment to the project.  The
financing shall be contingent only upon award.

(b) Amenities Offered and their Related Costs.  Those proposals that include optional
amenities as shown in order of preference in Attachment 2, paragraph 5.g., may be given a higher
rating during evaluation.  However, the execution of said amenities during the Contract will be at
the Government's discretion and shall not affect the validity of any other part of the Contract.

(2) Sources and Uses of Equity.

(a) All Sources and Uses of Equity (amount and timing).  Proposals that exceed the
3% minimum owner capital contribution requirement may be rated higher for the sources and
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uses of equity subfactor during evaluation.  Proof of owner equity shall be required at the time of
award and deposit of owner equity is required upon issuance of Notice to Proceed.  The
Government will evaluate the Offeror’s long-term commitment to the project.  As such, the
Government desires that the Offeror’s source of repayment of equity and amount of return on
equity is from the net cash flow available after reserves and debt service.

(b) Offeror's Reinvestment Plan.  Those proposals that include payment of utilities in
family housing units occupied by military families, dependents of military families, or
Department of Defense (DOD) civilians designated as essential personnel, may be rated higher
during evaluation.  Those proposals which provide for future replacement of existing housing
units may be rated higher during evaluation.  If combinations of the above are proposed, the
Offeror proposing the overall best value to the Government may receive the highest rating.

(c) Fifty-year Proforma Financial Information.

(d) Escrow Accounts (rated as acceptable/unacceptable).  Escrow accounts are a
minimum requirement of the Government and will be evaluated on an acceptable/unacceptable
basis.  Offerors providing for the escrow accounts, either through its lender or the resultant
Contract, shall receive an acceptable.  Offerors not providing for one or more of the escrow
accounts shall receive an unacceptable.  If required by its lender, Offerors should include a
statement to that effect.  Failure to provide one or more of the required escrow accounts may
render the proposal materially deficient and ineligible for contract award.

(i) Lockbox Agreement.
(ii) Escrow for Capital Repair and Replacement of Facilities.
(iii) Escrow for Construction/Renovation of Facilities.  The owner equity

contribution to be deposited into this account will be evaluated under Sources and Uses of Funds,
paragraph 6.b.(2).

(iv)Impositions Escrow Account.
(v) Performance Deposit.
(vi) Reinvestment Account.

(3) Conditional Loan Commitment. 

(a) Conditional Loan Commitment Letter.  Completion of the forms (Borrower and
Lender Applications for Loan Guaranty) at Attachment 1, Exhibits A and B, respectively, is
required at the time of proposal submission, if the Loan Guaranty is utilized.  Failure to complete
the forms may render the proposal materially deficient and ineligible for contract award.

      (b) Effect of Interest Rate Changes.

(c) Offeror's Historical Financial Status.

c. VOLUME III - MANAGEMENT PLAN. 
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(1) Organizational Structure.

(a) Corporate Structure.
(b) Resumes of Key Personnel.

(2) Contract Implementation Plan.

(3) Sample Tenant Lease.  Changes may be proposed to items not identified as
mandatory.  Those items within the lease that are mandatory are marked with an asterisk.  If said
changes result in a more restrictive lease to the tenants, a lower rating may result during
evaluation.  If said changes result in a more favorable lease to the tenants, a higher rating may
result during evaluation.

d. VOLUME IV - PAST PERFORMANCE.  During the source selection process, the
Government will assess the relative risks associated with the Offeror's performance based upon
past performance issues cited in the proposal.  Performance risks are those associated with an
Offeror's likelihood of success in performing the requirements of the solicitation as indicated by
that Offeror's record of past performance.  Performance risk will be analyzed by the Performance
Risk Assessment Group (PRAG) and provided to the SSEB for evaluation.

The Government will conduct a performance risk assessment based upon the quality of the
Offeror's past performance as well as that of its proposed subcontractors, as it relates to the
probability of successful accomplishment of the required effort.  When assessing performance
risk, the Government will focus its inquiry on the past performance of the Offeror and its
proposed subcontractor(s) as it relates to all solicitation requirements (i.e., management,
technical and financial) including records of conforming to specifications, standards of
workmanship, containing and forecasting costs, adherence to contract schedules, history of
reasonable and cooperative behavior, and commitment to customer satisfaction.

A significant achievement, problem or lack of relevant data in any element of the work can
become an important consideration in the source selection process.  A negative finding under any
element may result in an overall high performance risk rating.  Therefore, Offerors are reminded
to include all relevant past efforts, including demonstrated corrective action, in their proposal.

 
Lack of a performance record may result in an unknown performance risk rating.  In the cases

where an Offeror has no previous past performance or past performance information is not
available, the Offeror may be treated as an unknown performance risk and may not be rated
favorably or unfavorably.  Prior to determining no previous past performance, the evaluation
board will consider past performance of predecessor companies, key personnel who have relevant
experience, or subcontractors that will perform major or critical aspects of the Contract. 
Proposals that do not contain the information required by the solicitation risk rejection or high
risk rating by the Government.

Offerors are cautioned that in conducting the performance risk assessment, the Government
may use data provided by the Offeror in its proposal and data obtained from other sources.  Since
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the Government may not necessarily interview all the sources provided by the Offerors, it is
incumbent upon the Offeror to explain the relevance of the data provided.  Offerors are reminded
that while the Government may elect to consider data obtained from other sources, the burden of
providing thorough and complete past performance information rests with the Offerors.

e. VOLUME V - UTILIZATION OF SMALL BUSINESS CONCERNS.  

(1) Subcontracting Plan Requirements as identified in paragraph 8e(4) in the
“Instructions to Offerors” portion of this Attachment 1.

(2) Past Performance in Utilizing Small Businesses as identified in paragraph 8e(5) in the
“Instructions to Offerors” portion of this Attachment 1.

10.  EVALUATION APPROACH.  All proposals submitted will be forwarded to the SSEB and
PRAG for evaluation.  During evaluation, the proposals will be rated adjectivally based on the
information contained in Volumes I through V.

All proposals shall be subject to evaluation by a team of Government personnel.  The content
of written proposals and written responses to questions, will be evaluated to determine the degree
and extent to which the requirements and objectives set forth in the solicitation are satisfied.  No
assumptions will be made by the Government evaluators regarding areas not defined in the
Offerors’ written proposal.

E&Y Kenneth Leventhal, financial consultants, will be utilized in an advisory capacity to
perform financial analyses of the Offerors’ Financial Plan volumes.  The consultant will not
perform as voting members of the evaluation teams and will not be evaluating proposals.  Their
responsibility is to perform financial analyses of the Offerors’ proposals and to brief the Source
Selection Evaluation Board of their findings.  The Source Selection Evaluation Board will then
use this information to evaluate and rate the proposals accordingly.

11. PREAWARD REVIEWS.  The Government reserves the right to conduct a preaward survey
of any Offeror under consideration to confirm any part of the information furnished by the
Offeror, or to require other evidence of technical, financial, management, past performance, and
other capabilities, the positive establishment of which is determined by the Government to be
necessary for the successful performance of the Contract.

12. COMPETITIVE RANGE.  The Government intends to evaluate proposals and award a
contract without discussions with Offerors (except clarifications as described in FAR 15.306(a)
and restated at page 1-21 of this solicitation).  Therefore, the Offeror’s initial proposal should
contain the Offeror’s best terms from a cost or price and technical standpoint.  The Government
reserves the right to conduct discussions if that is determined to be necessary, following the
SSEB’s evaluation.  If discussions are deemed necessary, a competitive range will be established
comprised of all of the most highly rated proposals.  However, if the Contracting Officer
determines that the number of proposals that would otherwise be in the competitive range
exceeds the number at which an efficient competition can be conducted, the Contracting Officer
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may limit the number of proposals in the competitive range to the greatest number that will
permit an efficient competition among the most highly rated proposals.  After the Government’s
receipt of the participating Offerors’ final revised proposals, those proposals still included in the
competitive range will be re-evaluated based upon the supplemental information, and an award
will be made without further discussions.

13. AWARD OF CONTRACT.  The Government will award a contract resulting from this
solicitation to the responsible Offeror whose proposal represents the best value to the
Government after evaluation, all factors considered (i.e., technical, financial, management, past
performance, and utilization of small business concerns).  The factors to be used to evaluate
offers are identified in the "Instructions to Offeror" portion of this attachment.

14.  CONTRACT MANAGEMENT PROCEDURES (CMPs).  CMPs (e.g., points of contact,
emergency phone numbers, how the Contractor plans to in-process military members, etc.) will
consist of detailed administrative processes and procedures describing how the Contractor will
perform the functions and duties required by the terms and conditions of the Contract.  After
award, the Omaha District will request the Contractor to submit CMPs for review, finalization
and incorporation into the Contract.

15.  PROTESTS.  Protests, as defined in 33.101 of the Federal Acquisition Regulation, shall be
filed in accordance with FAR Subpart 33.1.
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DESCRIPTION/SPECIFICATIONS/WORK STATEMENT

1. PURPOSE OF CONTRACT.

a.  The Contractor shall provide, maintain, manage and own 840 new family housing
units and revitalize or replace, maintain, manage and own the existing 1,823 family housing units
on Fort Carson.  This Contract is authorized pursuant to Title XXVIII, Subtitle A, Military
Housing Privatization Initiative (MHPI) (Public Law 104-106, 10 U.S.C. 2871 et seq.).   The
objective of this contract is to provide the best possible military family housing at Fort Carson,
making the most of all of the financial resources available throughout the term of the contract.

b.  The MHPI allows the Government to offer the private sector the following
enhancement to promote the construction of new housing.  It is up to the Offeror to determine
whether this enhancement will be required to provide affordable housing for the military
personnel of Fort Carson.  The Contractor will be provided an investment contribution in the
form of land and/or structures and transfer of title of existing units after Contract award.  In
addition, the following enhancement may be combined with the investment contributions above:

(1) Government loan guarantee, equal to the lesser of 80% of the value of the
Project; or the amounts of the outstanding principal of the loan.  This guarantee will be
applicable in the event of base closure, downsizing, or major deployment (see Attachment 3). 
NOTE: Project Value is defined as total project costs during the construction and renovation
period.  Total project costs shall consist of the Contractor’s total construction budget as requested
for in the solicitation, and is to include direct costs, indirect costs, and General and
Administrative costs.

c.  Once the Contract is awarded, the Contractor will be provided an executed copy of the
Contract; however, the executed copy of the Contract does not constitute notice to proceed.  The
Contractor will not receive control of the land, properties, or rent payments for up to 120 days
after award of the contract, pending finalization of all documents pertinent to this Contract,
including but not limited to final approved financing, final Loan Guaranty, executed Lease for
the land, executed Quitclaim Deed, and executed Tenant Lease.  It should be noted that the terms
and conditions of the Loan Guaranty, the Lease, the Quitclaim Deed, and the Tenant Lease will
not be modified during finalization of these documents.  A notice to proceed will be provided
upon finalization of the Contract documents identified above as a minimum, however, the 50
year term shall begin on the date that this Contract is signed.  Upon expiration or termination of
this contract, the Contractor shall provide to the Government all historical documents pertaining
to the land and buildings.

d.  This Contract is subject to the terms and conditions of the Federal Acquisition
Regulation (FAR). 

e.  Changes in key personnel, Subcontractors, and Subleasing arrangements shall be
allowed only if approved by the Contracting Officer.
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f.  Any inconsistency in this solicitation or contract shall be resolved by giving
precedence in the following order: (1) contract clauses; (2) the specifications; and (3) other
documents, exhibits, and attachments.

2. PROPERTY TO BE LEASED.  The parcels of land to be leased are located at the
northwest corner of Fort Carson, Colorado.  Approximately 467.18 acres are currently developed.
 Approximately 309.69 acres are not developed.

3. TERMS AND CONDITIONS OF LEASE.

a.  FORM OF LEASE.  The leased land will be subject to any existing easements for
electric power transmission lines, telephone or telegraph lines, water, gas, gasoline, oil, sewer
pipelines, or other facilities located on the property.  The lease (the "Lease") for said land shall be
executed between the Government and Contractor (the "Lessee").  The Contractor shall conform
to all technical requirements and other appropriate terms and conditions within the Contract that
pertain to the leased land.  The Federal Government will retain title to all land identified in the
Lease.  The Lease is provided at Attachment 4, in its substantive form and shall be subject to the
terms, conditions, and provisions of the Contract.  No provision of the Contract shall merge into
such Lease, and each and every obligation of the Government and the Contractor under this
Contract shall remain in full force and effect unless modified in writing by mutual agreement of
the Government and the Contractor.  The Lease for the land will not be evaluated as part of
source selection.

b.  TERM.  The land will be leased for a term of 50 years, effective on the date of
Contract award.  At the Government's option, the Lease may be extended for an additional term
not to exceed 25 years.

c.   CONSIDERATION.  The consideration for the Lease is the operation and
maintenance of the premises and operation, maintenance, management, renovation and
replacement of the facilities and improvements (as defined in Attachment 4, Land Lease) by the
Lessee.

d.  JURISDICTION.  The real property to be leased under this contract is currently
subject to exclusive federal legislative jurisdiction.  Documents supporting the jurisdictional
status are available in the Documents Information Room.

4. DISPOSITION OF IMPROVEMENTS.  

a.  TITLE OF PROPERTY TO BE CONVEYED.  Title to the existing 1,823 housing
units on Fort Carson (see Attachment 2, Exhibit B), to include appliances where they are
available in the units, will be transferred at no cost to the Contractor after award of the Contract
and after financing is obtained by the Contractor and deemed acceptable by the Government. 
The Contractor shall be responsible for all title transfer and recordation tax, fees or other costs
normally the obligation of a Contractor in the location of the property.  From the time of title
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transfer, the Contractor shall be responsible for all real estate taxes, if applicable, property
assessments and other costs normally and customarily the obligation of an owner or ground
lessee.  No costs of the title transfer shall be borne by the Government.  The Quitclaim Deed for
transfer of the housing units and ancillary improvements, shown at Attachment 5, shall be
executed after award and shall be incorporated into and made a part of the Contract.  The
Quitclaim Deed includes a list of the specific housing units and other property to be transferred
to the Contractor.  Ownership in the housing units will be vested in the Contractor.

b.  ADDITIONAL UNITS.  The Government requires that the 840 new housing units be
constructed within a maximum of four years beginning on the date of Notice to Proceed. 
Ownership in the housing units will be vested in the Contractor.

c.  OWNERSHIP OF IMPROVEMENTS AT END OF CONTRACT TERM.  Upon
termination of the Contract, whether by expiration of the term or otherwise, title to the
improvements then located on the Premises shall revert and/or be transferred to the Government
in accordance with the terms and conditions of Attachment 4, Land Lease. 

d.  RESPONSIBILITY FOR ENVIRONMENTAL CONDITIONS.  As consideration for
the Contract, the Contractor understands and agrees to assume full responsibility and liability for
any environmental conditions identified in the Preliminary Assessment Screening (PAS as
defined in Attachment 4, Land Lease) and the Environmental Assessment (EA) (available for
review in the Documents Information Room) that may be present within the existing
Improvements on the Premises, including without limitation any asbestos-containing materials,
lead-based paint, and radon.  The Contractor is responsible for the abatement of radon, lead-
based paint, and asbestos containing material upon conveyance of the units.  The Government
agrees to remain responsible and liable for any environmental conditions in, on, under or around
the Premises as of the date of transfer, other than those environmental conditions specifically
identified in the PAS and the EA as being present in the Improvements as of the date of transfer. 
For any environmental conditions first discovered in, on, under or around the Premises after the
date of transfer, a presumption will exist that those conditions are the responsibility of the
Contractor, but said presumption is rebuttable.

e.  TAXES.  All Federal, State and Local tax, regulatory, recording and other costs and
consequences of leasing land subject to exclusive federal legislative jurisdiction, and of owning
improvements situated on such land, are the responsibility of the Contractor.  (See Attachment 2,
Exhibit F.)

f.  RENTAL OF HOUSING UNITS.  The Contractor shall, during the term of the
Contract, use its good faith best efforts to keep each housing unit leased at all times other than
during any time period when they are not habitable due to construction or renovation work.  This
requirement includes efforts to lease any available housing units to nonmilitary or non-DOD
persons when circumstances allow such rental to civilians.  Housing units shall be rented in the
following preference: (1) Fort Carson military members and families; (2) military members and
their families from other installations in the Fort Carson vicinity; (3) military retirees authorized
occupancy; (4) DOD civilians; and (5) nonmilitary or non-DOD persons.
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5. SPECIFIC REQUIREMENTS.

a.  The Contractor shall provide site development plans and a detailed time and
performance Schedule (defined herein) for completion of the various stages of construction or
renovation and delivery of housing units.  The site development plans and time and performance
schedule provided will be incorporated into the terms and conditions of this Contract.  The new
construction and renovations must be phased so that at no given time does the total available
habitable housing units drop below 1,823 housing units.  The Contractor is not permitted to evict
tenants to accomplish renovations.  The Government requires that the Contractor construct the
248 units identified in paragraph 5.e.(3)(b) below, for junior enlisted soldiers, first.  Subsequent
phasing of construction for the other units remains at the Contractor’s discretion.  Construction
of the 840 new family housing units shall be completed within a maximum of four years
beginning on the date of Notice to Proceed and renovations of the existing 1,823 family housing
units shall be completed within a maximum of five years beginning on the date of Notice to
Proceed.

b.  Rental charges for military personnel shall not exceed the military personnel's housing
entitlements.  Rent shall be paid monthly in arrears for military members occupying the family
housing units.  Rent shall be paid pursuant to allotments.  Each specific housing unit has been or
will be categorized by the Government by military pay grade and the rent will be the housing
entitlements of the military pay grade designated for each housing unit.  However, rent will be
the housing entitlement of the military person occupying the unit, if that person’s grade is
different from the grade category of the unit.  Adjustments in rent will correspond to annual
adjustments in housing entitlements made by the Government based on yearly appropriations for
the pay grade designation of each housing unit.  However, in the event that a military person is
demoted, the monthly rent to be paid to the Contractor will be the total of that military person’s
new monthly housing entitlements.  The current rental income for 100% occupancy of 2,663
units based on initial distribution will be approximately $1,700,000 (1998 figures) per month or
an average monthly housing unit rent of approximately $670.00 per month. These figures are
based on the 1998 housing entitlements and may change throughout the term of the contract if
DOD changes the authorized housing entitlement rates.  Changes to initial rental and grade
distribution may be allowed upon agreement by the Government and the Contractor.

c.  The Government and Fort Carson authorities will not guarantee occupancy of the
housing units.  However, Fort Carson has historically operated its existing family housing units
with a 95% occupancy rate and there is currently a 1,900 person waiting list for the existing
housing units.  Although an occupancy guarantee will not be provided, all newly assigned
military personnel shall be required to process through the Contractor prior to obtaining any other
housing (right of first referral).

d.  The new housing units must contain a specified number of barrier free accessible units
so as to meet state and Local codes for multi-family dwellings including hearing impaired and
visually impaired accommodations.  Five percent of the new construction must meet the
Americans with Disabilities Act requirements and accessibility guidelines, and shall be
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proportionately spread among the different family housing unit types.

e.  The proposed development shall reflect a community atmosphere and must provide for
the following minimum elements:

(1) Renovation of 1,740 of the existing 1,823 family housing units within the first
five years beginning on the date of Notice to Proceed.  The Contractor shall renovate, or
demolish and replace housing units at the Contractor's discretion.  Replacement construction
must comply with the new construction requirement in this RFP.  Renovations of the 1,740
existing family housing units should include but not be limited to, in the following priority
(mandatory renovations are indicated by an asterisk):

          *(a)  Environmental hazard abatement to include asbestos, lead-based paint
and radon, except as noted in Exhibit C.

          *(b)  New interior and exterior energy efficient light fixtures, upgraded
wiring, switches and receptacles to current code, and 150 Amp electric panels.

          *(c)  All new kitchen, bathroom, and laundry room interior plumbing
fixtures.

          *(d)  All new kitchen and laundry room base cabinets, wall cabinets,
countertops, and bathroom vanities.

          *(e)  All new interior trim and door casings, interior and exterior doors and
hardware, and vinyl or aluminum window blinds.

          *(f)  Paint interior wall surfaces and ceilings and replace and repair all
damaged drywall.

          *(g)  All new appliances to include range/oven, dishwasher, garbage
disposal, refrigerator, exhaust fans, two ceiling fans per unit (preferably located in the master
bedroom and kitchen/dining room area), and smoke detectors.

          *(h)  New floor coverings.

          *(i)  Individual electric, gas and water meters for all family housing units. 
The Contractor shall be required to maintain all service line utilities within the family housing
areas identified in the attached Lease.  All main distribution systems within the family housing
areas shall be maintained by the Government.

          *(j) Fences separating each individual unit’s yard (if not currently fenced).

          *(k) Exterior storage units adjacent to housing units (if adequate storage
space for lawn and sporting equipment is not currently available or planned for, as part of the
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renovation process, in the garage).         

          *(l) Additional off-street parking spaces to increase the current one per unit
to 2 per unit and sealcoat existing parking surfaces.

(m) Addition of patios and/or decks.

(n) Replace/repair all carports.

(o) Exterior family housing unit repairs to include but not limited to
painting and pavement repair.

   
(p) Addition of lawn sprinkler systems in housing areas 4, 5, 6, and seven.

(q) Bury all exterior utility lines (i.e., electric, cable TV, and telephone).

          *(r) Provide landscaping and ground drainage repairs around structures. 
Certain areas of Fort Carson housing have historically been prone to ground flooding. 
Appropriate repairs will be necessary to prevent future flooding in family housing units.  Service
call records pertaining to ground flooding and any additional historical records necessary are
available for review in the Documents Information Room at Fort Carson.

(s) All renovation cost estimates must be based on accomplishing all the
mandatory renovations indicated above, plus those optional renovations chosen to be provided by
the Contractor.  However, prior to renovating a unit or group of units, a joint inspection will be
conducted by the Contractor and the Government.  During this inspection some items may be
deleted from the scheduled renovation.  The value of such deleted items will be required to be
placed into the capital repairs and improvements escrow at the time of the renovation.  This value
will be a mutually agreed price between the Contractor and the Government commensurate with
existing prices prevailing in the Colorado Springs area.

(2) Renovations of the remaining 83 of the 1,823 family housing units within the
first five years beginning on the date of Notice to Proceed.  The Contractor shall renovate, or
demolish and replace housing units at the Contractor's discretion.  Replacement construction
must comply with the new construction requirement in this RFP.  Renovations of the remaining
83 family housing units (see Exhibit D for a listing of the 83 family housing units) shall include
but not be limited to (mandatory renovations are indicated by an asterisk):

          *(a) Kitchen/bathroom renovation except housing units 1 through 11, to
include plumbing fixtures, cabinets, floor coverings, vanities, and countertops.

          *(b) Replace interior trim, and interior and exterior doors and hardware.

          *(c) Replace dishwashers and garbage disposals except in housing units 1
through 11.
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          *(d) Add carports/garages to company grade (O-1 through O-3 and W-1
through W-3) housing units.

          *(e) Exterior storage units adjacent to housing units (if adequate storage
space for lawn and sporting equipment is not currently available or planned for, as part of the
renovation process, in the garage).         

                                  *(f) Additional off-street parking spaces to increase the current one per
housing unit to 2.0 per housing unit and sealcoat to existing surfaces.

(g) As an optional requirement, bury utility lines (i.e., electric, cable TV,
and telephone).

(3) Construction of the 840 new family housing units within the first four years
beginning on the date of Notice to Proceed.  The recommended mix for new construction of the
840 family housing units may vary based on the plans provided by the Contractor and accepted
by the Government.  The Contractor is encouraged to submit "off-the-shelf" housing designs and
plans from its standard residential portfolio.  The Government requires that the Contractor
construct the 248 units identified in paragraph (b) below, for junior enlisted soldiers, first. 
Subsequent phasing of construction for the other units remains at the Contractor’s discretion. 

(a) The following guidance is provided to assist in site design and
planning:

# Bedrooms Apt/Townhouse/Single Family Townhouse/Single Family Single Family

   2 BR   90       130       0
   3 BR        361 12
   4 BR         213 34
TOTAL 90       704 46

(b) These new units should be constructed according to the following
matrix:

AREA # Bedrooms Unit Type Population

A/B/C1 2 BR - 90 Apt/Townhouse/Single Family Junior Enlisted
3 BR - 70 Townhouse/Single Family
4 BR - 88 Townhouse/Single Family

G 3 BR - 2 Single Family Senior Officer
4 BR - 24 Single Family

C2/I/L 2 BR - 130 Townhouse/Single Family Junior Officer and
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3 BR - 301 Townhouse/Single Family Senior Enlisted
4 BR - 135 Townhouse/Single Family

Junior Enlisted refers to grades E2 - E6
Senior Officer refers to grades O4 - O6 and W4 – W5
Junior Officer refers to grades O1 - O3 and W1 – W3
Senior Enlisted refers to grades E7 - E9

(c) Minimum gross square footage should be according to those listed
below:

UNIT TYPE MIN GROSS SF
3BR/2BTH SINGLE FAMILY 1500
4BR/2 1/2BTH SINGLE FAMILY 1675
2BR/2BTH TOWNHOUSE/APARTMENT 1150
3BR/2BTH TOWNHOUSE/SINGLE FAMILY 1450
4BR/2BTH TOWNHOUSE/SINGLE FAMILY 1550

Government preference is for single family, townhouse, or duplex style units. 
Apartments in a stacked configuration may be used only as a last resort for two bedroom units to
conserve land.  Area C1 is defined as the northern portion of area C and should have a physical
separation from the Junior Officer/Senior Enlisted housing located in Area C2.  If at all possible
it is preferred to locate the Junior Enlisted units in Area's A and B.  However, if this is not
supportable by either space or utility limitations then the use of the northern portion of Area C,
identified as C1, is permissible.    If the Contractor, in lieu of renovation, proposes demolition
and replacement of existing housing, the replacement housing shall provide that personnel of a
given rank all have comparable housing unit styles similar to the new construction.  The attached
spreadsheets provide the proposed housing structure.
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Proposed Housing Structure

Proposed Current 1998 1998 MARRIED % of Total Proposed Current

GRADE 2BR 3BR 4BR Grade Fill
Grade

Fill
BAQ+VHA MONTHLY RENT POPULATION Population % FILL % FILL

E2 84 10 2 96 40 516 49536 194 2.01 49.48 20.62

E3 106 65 2 173 78 518.11 89633.03 373 3.87 46.38 20.91

E4 387 355 36 778 456 569.08 442744.24 2192 22.72 35.49 20.80

E5 166 354 78 598 493 647.08 386953.84 2243 23.25 26.66 21.98

E6 92 214 64 370 379 722.72 267406.4 1727 17.90 21.42 21.95

E7 20 149 65 234 113 782.78 183170.52 1090 11.30 21.47 10.37

E8 5 30 30 65 29 821.51 53398.15 283 2.93 22.97 10.25

E9 0 10 10 20 8 868.41 17368.2 66 0.68 30.30 12.12

W1 0 6 0 6 0 800.99 4805.94 17 0.18 35.29 0.00

W2 18 18 10 46 26 874.9 40245.4 189 1.96 24.34 13.76

W3 0 20 5 25 6 894.1 22352.5 81 0.84 30.86 7.41

W4 0 4 3 7 5 904.79 6333.53 34 0.35 20.59 14.71

W5 0 1 1 2 1 955.49 1910.98 8 0.08 25.00 12.50

O1 10 15 0 25 52 711.13 17778.25 55 0.57 45.45 94.55

O2 32 13 5 50 20 773.7 38685 220 2.28 22.73 9.09

O3 45 40 10 95 50 880.04 83603.8 399 4.14 23.81 12.53

O4 0 24 10 34 30 1028.93 34983.62 244 2.53 13.93 12.30

O5 0 19 5 24 6 1082.64 25983.36 177 1.83 13.56 3.39

O6 0 8 5 13 10 1154.51 15008.63 55 0.57 23.64 18.18

O7/O8 0 2 0 2 3 1176.68 2353.36 2 0.02 100.00 150.00

TOTALS: 965 1357 341 2663 1805 $1,784,254.75 9649 0.276 0.187

Proposed Housing Structure



DACA45-98-R-0024
Attachment 2       Amendment 0003

2-10

Existing Housing

Proposed 1998 1998 Married Proposed

GRADE 2BR 3BR 4BR Grade Fill BAQ+VHA MONTHLY RENT POPULATION % FILL

E2 84 10 2 96 516 49536 194 49.48

E3 106 65 2 173 518.11 89633.03 373 46.38

E4 387 355 36 778 569.08 442744.24 2192 35.49

E5 76 314 50 440 647.08 284715.2 2243 19.62

E6 92 184 4 280 722.72 202361.6 1727 16.21

E7 0 0 0 0 782.78 0 1090 0.00

E8 0 0 0 0 821.51 0 283 0.00

E9 0 0 0 0 868.41 0 66 0.00

W1 0 0 0 0 800.99 0 17 0.00

W2 0 0 0 0 874.9 0 189 0.00

W3 0 0 0 0 894.1 0 81 0.00

W4 0 4 0 4 904.79 3619.16 34 11.76

W5 0 1 0 1 955.49 955.49 8 12.50

O1 0 0 0 0 711.13 0 55 0.00

O2 0 0 0 0 773.7 0 220 0.00

O3 0 0 0 0 880.04 0 399 0.00

O4 0 24 0 24 1028.93 24694.32 244 9.84

O5 0 19 0 19 1082.64 20570.16 177 10.73

O6 0 6 0 6 1154.51 6927.06 55 10.91

O7/O8 0 2 0 2 1176.68 2353.36 2 100.00

TOTALS: 745 984 94 1823 $1,128,109.62 9649 0.189

Proposed Housing Structure
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New Construction

Proposed 1998 1998 Married Proposed

GRADE 2BR 3BR 4BR Grade Fill BAQ+VHA MONTHLY RENT POPULATION % FILL

E2 0 0 0 0 516 0 194 0.00

E3 0 0 0 0 518.11 0 373 0.00

E4 0 0 0 0 569.08 0 2192 0.00

E5 90 40 28 158 647.08 102238.64 2243 7.04

E6 0 30 60 90 722.72 65044.8 1727 5.21

E7 20 149 65 234 782.78 183170.52 1090 21.47

E8 5 30 30 65 821.51 53398.15 283 22.97

E9 0 10 10 20 868.41 17368.2 66 30.30

W1 0 6 0 6 800.99 4805.94 17 35.29

W2 18 18 10 46 874.9 40245.4 189 24.34

W3 0 20 5 25 894.1 22352.5 81 30.86

W4 0 0 3 3 904.79 2714.37 34 8.82

W5 0 0 1 1 955.49 955.49 8 12.50

O1 10 15 0 25 711.13 17778.25 55 45.45

O2 32 13 5 50 773.7 38685 220 22.73

O3 45 40 10 95 880.04 83603.8 399 23.81

O4 0 0 10 10 1028.93 10289.3 244 4.10

O5 0 0 5 5 1082.64 5413.2 177 2.82

O6 0 2 5 7 1154.51 8081.57 55 12.73

O7/O8 0 0 0 0 1176.68 0 2 0.00

TOTALS: 220 373 247 840 $656,145.13 9649 0.087
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Area G

New Construction Areas A,B,C1

E5 (2BR) 90   E5 (3BR) 40   E5 (4BR) 28

                       E6 (3BR) 30   E6 (4BR) 60

HA’s 4,5,6,7: Cherokee, Choctow, Arapahoe

E2 (2BR) 84     E2 (3BR) 10      E2 (4BR) 2

E3 (2BR) 106   E3 (3BR) 65      E3 (4BR) 2

E4 (2BR) 313   E4 (3BR) 355    E4 (4BR) 36

                          E5 (3BR) 34

HA 3: Cheyenne

E6 (2BR) 92    E6 (3BR) 76     E6 (4BR) 4

  HA 1

New Construction Area G
                           W4 (4BR) 3
                           W5 (4BR) 1
                           O4 (4BR) 10
                           O5 (4BR) 5
O6 (3BR) 2        O6 (4BR) 5

HA 1: Ute Hill

       O5 (3BR) 19
       O6 (3BR) 6
       O7 (3BR) 1
       O8 (3BR) 1

Area I

New Construction Areas C2, I, and L

E7 (2BR) 20    E7 (3BR) 149    E7 (4BR) 65

E8 (2BR) 5      E8 (3BR) 30      E8 (4BR) 30

                        E9 (3BR) 10      E9 (4BR) 10

                        W1 (3BR) 6

W2 (2BR) 18  W2 (3BR) 18     W2 (4BR) 10

                        W3 (3BR) 20     W3 (4BR) 5

O1 (2BR) 10   O1 (3BR) 15

O2 (2BR) 32   O2 (3BR) 13       O2 (4BR) 5

O3 (2BR) 45   O3 (3BR) 40       O3 (4BR) 10

Legend

E1-E6

E7-E9, W1-W3, O1-O3

W4-W5, O4-O8

HA 2: Cheyenne

       O4 (3BR) 24
       W4 (3BR) 4
       W5 (3BR) 1

Area L

  HA 2

  HA 3

HA 4

HA 7

HA 6

HA 5

Area C1

Area C2

Area A

HA 10 Shoshoni
E4 (2BR) 74
E5 (2BR) 76 E5 (4BR) 50

HA 9 Sioux

E5 (3BR) 238

Area B  HA 8 APACHE

            E5 (3BR) 42
            E6 (3BR) 108
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(d) Each family housing unit shall have a kitchen and bathrooms, and other
amenities such as coat closets and washer/dryer hookups, normally found in rental units.

  (e) Each kitchen shall contain suitable cabinetry, and will be furnished
with a refrigerator, range with vent hood externally vented, dishwasher, and garbage disposal.

(f) Individual electric, gas and water meters for all family housing units. 
The Contractor shall be required to maintain all service line utilities within the family housing
areas identified in the attached Land Lease.

(g) Each housing unit shall have suitable window coverings (lead-free
vinyl or aluminum blinds as a minimum).

(h) The electric service panel shall be required as per applicable codes, but
shall not be less than 150 Amps.

(4) Fire hydrants.

(5) Adequate storm drainage system.

(6) Security street lighting, automatically controlled, sufficient to illuminate dark
or shadowed areas that create safety or security hazards.

(7) Drought resistant landscaping.

(8) Play-Lots and playgrounds with appropriate equipment.

(9) Dwelling unit numbers.

(10) Minimum removal or destruction of existing trees.

(11) Paved streets with curbs, driveways and sidewalks.

(12) Off-street parking for 2 cars per unit.

(13) Full time resident management and maintenance capability.

(14) Mail boxes acceptable to US Postal Office.

(15) Community barbecue and picnic facilities.

(16) Interior storage facilities.

(17) Storage space in garages for lawn and sporting equipment.
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(18) Exterior storage units for lawn and sporting equipment if garage is not
provided.

(19) Children and pet security fences for individual units.

f.  Standard utility services, such as electric power, natural gas, water, sewage, cable TV,
telephone, shall be provided in each family housing unit.

g.  The development plans may include the following optional facilities in the following
priority.

(1) Family Center to include medium multipurpose gymnasium, kitchen and
cafeteria facilities, 12 classrooms, open recreation area, fitness room, multi craft room, and
outside basketball/tennis/softball courts.

(2) Other storage associated with each family housing unit.

(3) Jogging/bicycle paths/pet exercise areas.

(4) Bus stops for school and city.

(5) Other facilities as appropriate.

The Contractor may provide, or sublease the real property for the provision of, supporting
facilities such as day care centers and Laundromats.  All actions must be taken in accordance
with the Lease, approved by the Commanding General of Fort Carson and the Army and Air
Force Exchange Service (AAFES) system, and within the constraints of Section 2871 of Title 10,
United States Code.

h.  The Contractor shall provide a maintenance plan, which addresses, at a minimum, the
following items:

(1) Scope of Work.

(2) Personnel.

(a) Property Manager.
- Hours of operation
- Location of office
- How to contact the Contractor for service
- General duties and responsibilities

(b) On call Emergency personnel and plan.

(3) Quality Control System
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- Independent Quality Control
- Procedures for handling corrective action
- Customer complaint system

(4) Performance Evaluation Meetings

(5) Safety Plan

(6) Normal Maintenance and Repair Plan

(7) Turnover Maintenance Plan

(8) Trash Removal and Disposal Plan

(9) Care of Facilities and Grounds
- Snow removal and ice control
- Lawn and common area maintenance
- Parking lots and sidewalks
- Play-lots and playgrounds

(10) Seasonal and Preventive Maintenance Plan

(11) Exterior Utilities Maintenance Plan

(12) Pest Treatment Plan

i.  The Contractor shall not be required to pay the cost of utilities in family housing units
occupied by military families, dependents of military families, or Department of Defense (DOD)
civilians designated as essential personnel.  All natural gas, electric power, water, and sewage
shall be provided by the Government for DOD personnel occupying family housing units.  Under
no circumstance shall DOD personnel be required to pay utilities.  However, a proposal may
offer to include payment of the cost of utilities as a form of reinvestment. 

The Contractor shall be required to pay for the cost of utilities (electric, gas, water, and
sewage) for Contractor occupied support facilities and family housing units occupied by other
than DOD personnel.  Utility rates will be the prevailing rate established by the Local regulatory
authority for comparable service; in the event that there is no Local (as defined elsewhere herein)
regulation applicable to the terms and conditions for service comparable to this service, then the
rate shall be determined by the prevailing market rate for comparable service.

6. ADDITIONAL MISCELLANEOUS REQUIREMENTS.

a.  REGULATORY CONTROLS.  The Contractor's use of the leased land and family
housing units, including construction, renovation, management, operation, maintenance, repair
and replacement of buildings and facilities, shall, as a minimum, conform to the most stringent
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regulatory controls and requirements of the latest issue, as of the date of performance of related
work, of the following publications as amended:

(1) City of Colorado Springs, Colorado and/or El Paso County, Colorado Building
Codes and Ordinances, copies of which may be obtained from the City of Colorado Springs,
Colorado, and El Paso County, Colorado.

(2) Current issues of National Fire Protection Association Standards and Codes, in
particular, National Fire Protection Association Publication No. NFPA-70, National Electrical
Code, and NFPA-72, National Fire Code.  The code and pamphlets are available from the
National Fire Protection Association, Battery March Park, Quincy, MA 02269.

(a) Telephone wiring methods shall comply with EIA/TIA Standard 570,
Residential and Light Commercial Telecommunications Wiring Standard.  Cable and jacks shall
be Category 5 per EIA/TIA 568A, Commercial Building Telecommunications Cabling Standard.

(3) American Water Works Association National Standards.

(4) Institute of Electrical and Electronics Engineers (IEEE) Standard: National
Electrical Safety Code. (ANSI C2).

(5) All other Federal, State and Local laws, codes, ordinances and regulations
pertaining to the construction, operation, occupancy, repair and maintenance of nonmilitary
residential complexes.

(6) Manual on Uniform Traffic Control Devices, US Department of
Transportation.

(7) The Contractor and/or his Subcontractors shall comply with all applicable
Federal and Local environmental laws.

(8) Where codes and standards conflict, the stricter of applicable Federal or Local
codes shall apply.

(9) In no event shall the Contractor allow the housing units to degrade to a point
as to not meet the definition of decent, safe and sanitary as defined under the Uniform Relocation
Assistance and Real Property Acquisition Policies Act of 1970 (Public Law 91-646) as amended,
and Title VIII of the Civil Rights Act of 1968 (Public Law 90-284) as amended.

(10) For environmental compliance, the Contractor and his Subcontractors shall
obtain and/or coordinate all environmental permits and/or approvals required by all Local, State,
and Federal environmental agencies having jurisdiction.  The Contractor shall be responsible for
all fees associated with the permits and approvals.

b.  EVICTION OF TENANTS.  The Contractor will, after obtaining approval from the
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Installation Commander through the Contracting Officer, have the right to evict tenants who fail
to comply with the rules or community standard established for the housing areas, or for
noncompliance with the terms of the approved tenant lease.  Approval of evictions will be based
on a clearly defined process and will not be unreasonably withheld.  It is further understood and
agreed that the Installation Commander, acting through the Contracting Officer, may require the
Contractor to remove tenants from the leased premises for good and sufficient reason.

c.  HOUSING REFERRAL LIST.  The Government shall maintain a housing referral list,
and revisions thereto, identifying eligible military personnel, DOD employees, and employees of
the Government.  The Contractor shall then offer to lease to said personnel in the priority
specified in said referral list.

(1) Any Lease offered to persons appearing on the Government housing referral
list shall be for a minimum term of six months and shall provide for automatic month to month
renewal thereafter until either party gives the other party 30 days written notice of
relinquishment.  The Lease shall also provide that it may be terminated by the Contractor upon
30 days written notice if the Fort Carson Commanding General has notified the Contractor that
the occupant concerned is no longer eligible, or if an occupant receives short notice military
reassignment orders.

(2) In the event that the Government fails to provide sufficient referrals such that
the overall occupancy rate of the housing development drops below 95% for three consecutive
months after receipt of written notice from the Contractor to the Government stating that such
units are vacant and available for lease, the Contractor may then rent such family housing units to
the general public as specified in paragraph (3), below.

(3) Unless otherwise approved in writing by the Government, all family housing
units rented to persons other than those appearing on the Government housing referral list shall
be on a six-month Lease and shall provide for automatic month to month renewal thereafter at
market rates that are no lower than the military rates charged to military personnel.  Any Lease
granted to persons other than military or DOD employees shall reserve unto the Contractor the
right to revoke the Lease in the event there is a declaration of a national emergency by the
President or Congress of the United States, and the Contractor, as Lessor, hereby agrees that it
will, during the period of any such national emergency, revoke such Leases at the written request
of the Government.

d.  TENANT LEASE/RENTAL AGREEMENTS.  Attachment 6 is a sample Tenant
Lease provided by the Government.  The Contractor shall provide a Tenant Lease intended to
apply to the tenants of the units unless the sample Tenant Lease at Attachment 6 is used.  Any
substantive revision in the agreements or rules affecting the use and operation of the housing
units shall be approved by the Government.  The Contractor's Tenant Lease shall include a
military release clause providing 30-day notice and release from a long term Lease for military
members, in the event of short notice military reassignment orders.

e.  TENANT SECURITY DEPOSITS.  The Contractor shall not charge a security deposit
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to any tenant that occupies the housing units from the Government housing assignment list.  The
military tenant will agree to Government release of future duty assignments and address
information to the Contractor.  Military tenants will be required to obtain Contractor verification
prior to being allowed to clear the installation housing office.  As a condition of the Contract, the
Government does not assume any liability for damage to the rental unit or other fees or
obligations incurred by military personnel.  The Government will not indemnify the Contractor in
any way, but agrees to provide reasonable assistance to the Contractor in resolving liability to the
extent permitted by law and Government regulations.

f.  RENT CONTROL.  Rents for military tenants on the housing referral list will be
limited to the housing entitlements for the pay grade for which that housing unit has been
designated.  However, if a housing unit is assigned to a military person of a different grade than
the grade for which the housing unit was designated, the rent shall be the housing entitlement of
the individual assigned to the unit.  Adjustments in rent will correspond to annual adjustments in
housing entitlements made by the Government based on yearly appropriations for the pay grade
designation of each housing unit.  However, in the event that a military person is demoted, the
monthly rent to be paid to the Contractor will be the total of that military person’s new monthly
housing entitlements.  Military personnel occupying the units will be required to pay for rents
monthly in arrears by allotment to the Leaseholder.

g.  AS-BUILT DRAWINGS.   Within 60 days upon completion of any construction or
renovation, the Contractor shall provide to the Director, Fort Carson Housing Office, CADD
drawing files in Intergraph Microstation format, Version 5.0.62 or higher, certified to be
complete and accurate, of as-built drawings, to include utilities, for each such housing unit's
construction or renovation.  All electronic data shall be delivered in the .DGN file format
utilizing an agreed upon electronic media.

h.  FINANCIAL PLAN.

(1) Risk and Commitments.

(a) The first mortgage shall be at a fixed rate of interest unless the
Contractor, to the satisfaction of the Government, mitigates the interest rate risk over the life of
the loan by some form of interest rate protection vehicle.

(2) Cross Collateralization/Cross Default Provisions.  This privatization project is
expected to "stand alone" and as such, the Contractor is prohibited from cross collateralization
and/or cross default of said project with any other assets.  Moreover, the Contractor is prohibited
from assigning, pledging, hypothecating, or otherwise transferring its interest in the net cash
flows and/or ownership of the project in part or in its entirety without prior Government
approval.

(3) Equity Distributions and Preferred Returns.  The Government will evaluate the
Contractor's long-term commitment to the project.  As such, the Government desires that the
Contractor's source of repayment of equity and amount of return on equity is from the net cash
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flow available after reserves and debt service.

(4) Related Party Fees.  The Government will evaluate the Contractor's
construction management, asset management, and other fees that are accrued and/or paid during
the construction phase of this project.  The Contractor shall limit the amount of the fees budgeted
to be accrued or paid to related parties.

(5) Escrow Accounts.  All required escrow accounts, as identified in paragraph
6.i. below, shall be established and held in Federally insured financial institutions.

i.  REQUIRED ESCROW ACCOUNTS.  The Contractor shall establish the following
accounts (not to be duplicated if required by third party lender) to benefit the military families
and the Army.

(1) LOCKBOX AGREEMENT.  Throughout the term of the Contract, the
Government shall require the execution of a Lockbox Agreement between the Contractor, the
construction lender, third party lender, and the Government, which requires that all income from
the Project be deposited into a Lockbox account held by a depository institution acceptable to the
Government in an account separate from all other accounts established by the Contractor. 
During the term of the Guaranteed Loan, or during the term of another mortgage loan secured by
the Project which has been approved by the Government, the requirement for a Lockbox may be
satisfied by an agreement between the Contractor and the Guaranteed Lender, or the Contractor
and such other approved mortgage lender, as applicable.  Among other provisions, the Lockbox
Agreement shall provide for the application of equity contributions from the Contractor and
income from the Project substantially in the following order of priority:

(a) Reasonable and necessary operating expenses of the Project in
accordance with an annual budget for the Project approved by the Government, and the
Guaranteed Lender or other approved lender, if applicable; provided that for purposes of the
Lockbox Agreement, operating expenses of the Project shall not include management fees paid
to the Contractor or any party which is affiliated with, or has an identity-of-interest with, the
Contractor or any of its principals. 

(b) Monthly deposits into the Impositions Escrow Account (see
description below).

(c) Monthly deposits into the Capital Repair/Replacement Escrow Account
(see description below).

(d) Scheduled monthly payments of principal and interest and other
amounts due and payable under the Guaranteed Loan or other approved loan.

(e) Amounts, if any, necessary to restore the balance of the Performance
Deposit Account (see description below). 
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(f) Management fees paid to the Contractor or any party which is affiliated
with, or has an identity-of-interest with, the Contractor or any of its principals, if applicable. 

(g) Monthly deposits into the Reinvestment Account (see description
below).

(h) Extraordinary expenses of the Project as approved by the Government,
and the Guaranteed Lender or other approved lender, if applicable.

(i) Balance, if any, to the Contractor.

Notwithstanding the foregoing, until the final completion of all required new construction
and renovation of the Project, all equity, and the balance of income from the Project following
payment of items (a), (b) and (c) above, shall be deposited into the Construction Escrow (see
description below).  Following final completion of all required new construction and renovation
of the Project, the Construction Escrow Account will no longer exist, therefore, Project income
shall be applied in the order set forth above.

(2) ESCROW FOR CAPITAL REPAIR AND REPLACEMENT OF
FACILITIES.  The sole purpose of the Capital Repair/Replacement Escrow Account, including
all interest thereon, shall be making capital repair and replacement to the project.

(a) Capital Repair/Replacement Escrow Account.  The Contractor shall
establish and maintain, throughout the term of the Contract, a dual signature escrow account with
the Contractor and the Government as co-signatories.

(b) Account Maintenance.  The Capital Repair/Replacement Escrow
Account shall be maintained with a federally insured financial institution in an interest-bearing
account.  During the outstanding loan period, the Capital Repair/Replacement Escrow Account
may be held by the lender, but can only be used as approved by the Contracting Officer or
designated representative.  Deposits into the Capital Repair/Replacement Escrow Account shall
be made monthly on the first of each month.  The adequacy of the Capital Repair/Replacement
Escrow Account shall be analyzed annually by the Government representative.  The Contractor
shall, at all times, maintain the account with sufficient balance to pay for all maintenance, capital
repair and replacement costs detailed in the Contractor's Technical Plan.  The amount of the
monthly deposit to the Capital Repair/Replacement Escrow Account may be increased or
decreased without amending the Contract with Government approval.

(c) Disbursements from the Capital Repair/Replacement Escrow Account.
Disbursements from the Capital Repair/Replacement Escrow Account may be made only after
receiving the written consent of the Government Representative, or at the Government's
discretion, the written consent of a lender that is providing financing to the project. Funds shall
be advanced from the Capital Repair/Replacement Escrow Account in accordance with
customary commercial lending practices (e.g., disbursements shall be no more frequently than
once in each calendar month, based on the actual invoices of Contractors, Subcontractors,
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material men and suppliers for materials and equipment or services actually provided).

(3) ESCROW FOR CONSTRUCTION/RENOVATION OF FACILITIES.  The
purpose of the Construction Escrow Account is to ensure that the cash flow after debt service and
reserves from the existing rental units is utilized to offset demolition, construction, and
renovation costs.

(a) Construction Escrow Account.  The Contractor shall maintain the
account until the satisfactory completion and certification of occupancy of the 840 new housing
units, the renovation/replacement of the existing 1,823 housing units, and all other improvements
which are to be part of this project in accordance with the approved plans.  The account, separate
from all other accounts maintained by the Contractor and known as the "Construction Escrow
Account", shall be established by the contractor on or before the signing of the Contract.  The
account will be a dual signature account with the Contractor and the Government as co-
signatories.

(b) Account Maintenance.  All operating income of the project in excess of
the normal and customary operating expenses of the project must be deposited into this account
as approved by the Government. 

The Contractor shall deposit a minimum of 3% of the total project costs,
as defined on page 2-1, paragraph 1.b.(1), from its own capital into the Construction Escrow
Account.  Proof of owner equity shall be required upon contract award and must be deposited
upon issuance of notice to proceed.  The Construction Escrow shall be maintained with a
federally insured financial institution in an interest-bearing account.  The Contracting Officer or
designated representative may waive the requirement for the Construction Escrow if the lender
requires a similar account.  This escrow account shall be closed upon completion of construction
and renovation/replacement.

(c) Account Funds Transfers.  Deposits into the Construction Escrow shall
be made monthly on or before the 15th of the month.  The Construction Escrow, including all
interest thereon, shall be used solely for the purpose of making the required improvements in the
residential housing community.  Disbursements from the Construction Escrow may be made only
after receiving the written consent of the Contracting Officer or designated representative, or at
the Government's discretion, the written consent of a lender that is providing financing to the
project.  Funds shall be advanced from the Construction Escrow in accordance with customary
commercial lending practices (e.g., disbursements shall be no more frequently than once in each
calendar month, based on the actual invoices of Contractors, Subcontractors, material men and
suppliers for materials and equipment or services actually provided).  Upon termination of the
account, excess funds will be released to the Contractor upon fulfillment of his obligation under
this account.

(4) IMPOSITIONS ESCROW ACCOUNT.  The Contractor shall establish and
maintain, throughout the term of the Contract, an escrow account which is separate from all other
accounts maintained by the Contractor and known as the "Impositions Escrow Account", to cover
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applicable annual tax payments and insurance premium payments (reference paragraph 4.e.). The
Contractor shall deposit the estimated monthly impositions into the Impositions Escrow Account.
 The Impositions Escrow Account shall be maintained in an interest bearing escrow account with
a federally insured financial institution.  The Contracting Officer or designated representative
may request proof of deposits.  This condition may be satisfied by an approved escrow account
with an approved Mortgagee.  Proof shall be provided to the Contracting Officer or designated
representative to verify the existence of the account.

(5) PERFORMANCE DEPOSIT.  The Performance Deposit Account serves as a
"Real Estate Management Bond".

(a) The Contractor shall establish and maintain, throughout the term of the
Contract, a performance deposit account (the "Performance Deposit") which is separate from all
other accounts maintained by the Contractor.  The Contractor shall deposit $500,000.00, in the
form of cash or certified funds, upon initiation of the account with a federally insured financial
institution in an interest-bearing account or with a commercial investment firm.  The
Performance Deposit shall serve as a security for the payment and performance by the Contractor
of all obligations, covenants, conditions and agreements under this Contract, subject to the
following terms and conditions:

(i) The Performance Deposit shall be established with the
Contracting Officer or designated representative having sole disbursement of funds authority via
check writing privileges.  The Contractor shall maintain a minimum of $500,000.00 in the
account at all times.  Once the account balance reaches $1,000,000.00, the Government, upon
request from the Contractor, shall return the amount over $1,000,000.00.

(ii) If the Contractor fails to perform its obligations under the
Contract, or otherwise commits a default, which is not cured within the applicable cure period, if
any, the Contracting Officer or designated representative may use, apply or retain all or any
portion of the Performance Deposit for the payment of any sum to which the Contracting Officer
or designated representative may become entitled by reason of the Contractor's default, or to
compensate the Contracting Officer or designated representative for any loss or damage which
the Government may suffer as a result of such default.

(iii) If the Contractor fails, after receiving notice of noncompliance
to accomplish the work in accordance with the Contract or fails to perform any provision of the
Contract, the Contracting Officer or designated representative may, after seven days written
notice to the Contractor and without prejudice to any other remedy it may have, make good such
deficiencies.  In such case, an appropriate Contract Modification shall be issued for the
Government's unilateral deduction from the Performance Deposit the cost of correcting such
deficiencies.  If the amounts in the Performance Deposit account are not sufficient to cover such
amount, the Contractor shall pay the difference to the Government on demand.

(iv) If the Contracting Officer or designated representative uses or
applies all or any portion of the Performance Deposit in accordance with the terms of this
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Contract, the Contractor shall, within seven days of written notification by the Contracting
Officer, deposit an amount sufficient to restore the Performance Deposit in full to the balance of
the account on the date the money was removed, provided, however, that the amount to be
deposited will never be more than the amount to bring the account back up to $1,000,000.00.

(v) If the Contractor performs all of its obligations under this
Contract, and is not then in default under this Contract, the Performance Deposit, or so much of
the Performance Deposit as has not been applied by the Contracting Officer or designated
representative, shall be returned to the Contractor within 60 days after the expiration or
termination of the Contract or the date on which the Contractor has vacated the Premises,
whichever is later.

(6) REINVESTMENT ACCOUNT.  The purpose of the Reinvestment Account is
to protect and/or enhance the Government's investment by the Contractor designating into this
account, on an annual basis, a percentage of cash flow after debt service, taxes, if applicable, and
preferred returns.

(a) The Government intends the Contractor to establish and maintain a
Reinvestment Account throughout the term of the Contract.  It shall be separate from all other
accounts maintained by the Contractor.

(b) The Reinvestment Account shall be utilized for reinvestments in the
project in the form of quality of life improvements that will directly benefit military families
(e.g., payment of utilities, construction of replacement housing units, future amenities, etc.).

(c) The Contractor shall designate that a certain percentage (0-100%) of all
net cash flow after operating expenses, debt service, taxes, if applicable, and reserves be
deposited into the reinvestment account.

j.  BANKRUPTCY PROVISIONS.

(1) Waiver of Automatic or Supplemental Stay.  In the event of the filing of any
voluntary or involuntary petition under the U.S. Bankruptcy Code (the "Bankruptcy Code") by or
against the Contractor (other than an involuntary petition filed by or joined in by the
Government), the Contractor shall not assert, or request any other party to assert, that the
automatic stay under § 362 of the Bankruptcy Code shall operate or be interpreted to stay,
interdict, condition, reduce or inhibit the ability of the Government to enforce any rights it has by
virtue of this Contract, or any other rights that the Government has, whether now or hereafter
acquired, against any party responsible for the debts or obligations of the Contractor under this
Contract.  Furthermore, the Contractor shall not seek a supplemental stay or any other relief,
whether injunctive or otherwise, pursuant to § 105 of the Bankruptcy Code or any other provision
therein to stay, interdict, condition, reduce or inhibit the ability of the Government enforce any
rights it has by virtue of this Contract against any party responsible for the debts or obligations of
the Contractor under this Contract.  The waivers contained in this paragraph are a material
inducement to the Government's willingness to enter into this Contract and the Contractor
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acknowledges and agrees that no grounds exist for equitable relief which would bar, delay or
impede the exercise by the Government of the Government's rights and remedies against the
Contractor or any party responsible for the debts or obligations of the Contractor under this
Contract.

(2) Bankruptcy Acknowledgment.  If any or all of the Premises or any interest in
the Premises becomes the property of any bankruptcy estate or subject to any state or federal
insolvency proceeding, then the Government shall immediately become entitled, in addition to all
other relief to which the Government may be entitled under this Contract, to obtain (i) an order
from the Bankruptcy Court or other appropriate court granting immediate relief from the
automatic stay pursuant to § 362 of the Bankruptcy Code so to permit the Government to pursue
its rights and remedies against the Contractor as provided under this Contract and all other rights
and remedies of the Government at law and in equity under applicable state law, and (ii) an order
from the Bankruptcy Court prohibiting the Contractor's use of all "cash collateral" as defined
under § 363 of the Bankruptcy Code.  In connection with such Bankruptcy Court orders, the
Contractor shall not contend or allege in any pleading or petition filed in any court proceeding
that the Government does not have sufficient grounds for relief from the automatic stay.  Any
bankruptcy petition or other action taken by the Contractor to stay, condition, or inhibit the
Government from exercising its remedies are hereby admitted by the Contractor to be in bad faith
and the Contractor further admits that the Government would have just cause for relief from the
automatic stay in order to take such actions authorized under state law.

k.  DEFAULT.  The Government may terminate the Contract in the event the Contractor
violates any of the terms and conditions herein contained or the terms and conditions of any
required operations, management or maintenance agreements, and continues and persists therein
for 30 days after notice thereof in writing by the Government.  If the Contract is terminated for
default, the Contractor shall vacate the premises and all structures and facilities shall be
abandoned in place and may, at the Government's option, become the property of the United
States Government without compensation therefore.  In lieu of termination for violations of the
terms and conditions of the Contract, the Government may, at its option, exercise any other
remedy available to the Government at common law or equity, such as withdrawals from the
Performance Deposit account.

l.  REVIEW OF BOOKS, RECORDS, ACCOUNTS, AND REPORTS.

(1) Books and Records.  At all times during the term of the Contract, the
Contractor shall maintain at its principal place of business a complete and accurate set of files,
books and records of all business activities and operations conducted by the Contractor in
connection with the Contractor's performance under the Contract.  The Contractor's records and
accounts shall reflect with respect to each asset subject to the Contract, all items of income and
expense allocable to the management and disposition of such asset, as well as information
regarding the status of each such asset including appraisal, title to improvements, marketing and
other information as required.  At all times during the term of the Contract, the Government may,
at such reasonable times, inspect, audit, and copy any of the Contractor's records, files, reports
and related material pertaining to the assets and to the Contractor's performance under the
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Contract, or the Government may require the Contractor to furnish an audited financial
statement.

(2) Financial Reports.  Within ten days of the end of each quarter, the Contractor
shall prepare and deliver to the Contracting Officer or designated representative, a quarterly
financial report setting forth with respect to the performance of the Contract: (1) statements of
collections, disbursements, and balances of operating accounts for the preceding quarter; (2)
projected cash flow separately stated for the current and upcoming quarter; and (3) projected
expenses separately stated for the current and upcoming quarter.  In lieu of these financial
reports, the Government, in its sole discretion, may accept financial reports that are required by
the third party lender.

(3) Annual statements will be prepared by an independent certified public
accountant or by a licensed public accountant certified or licensed by a regulatory authority of a
state.  Audits will be in accordance with the auditing standards and procedures promulgated by
the American Institute of Certified Public Accountants.  Financial statements requiring audits and
accompanied by remarks such as "prepared from client records without audit" are unacceptable. 
Audited and reviewed financial statements shall contain appropriate footnotes.  The independent
licensed or certified public accountant shall include a statement to the effect that the amounts
included in the financial report are consistent with those included in the Contractor's Federal tax
returns.  If the amounts are not consistent, then a statement showing differences shall be
included.  An audit of the Contractor's tax returns is not required.

m.  DEVELOPMENT OF PLANS AND SPECIFICATIONS.

(1) The Contractor shall, after award of the Contract, prepare and submit final
engineering development plans and specifications for the improvements, renovation, and new
construction to be made to the premises including, but not limited to structures, utilities' systems
and landscaping for the Fort Carson Commanding General or his designee's written approval 60
days prior to the commencement of each phase or increment of any construction.  The terms
"construction," "renovations," "rehabilitation," and "improvements" are used interchangeably
herein and any of these terms may refer to the construction of new housing units and/or any
renovation work or services during the term of the Contract as the context indicates.  A detailed
construction phasing plan shall accompany the final design plans and specifications.  The Fort
Carson Commanding General or his designee will approve or disapprove said plans and
specifications within 30 days of submission and notify the Contractor.  Reasonable variations
between preliminary development plans and final development plans may be allowed at the
discretion of the Fort Carson Commanding General or his designee, provided that the final plans
do not substantially depart from the preliminary plans accepted as part of the proposal.  The
Contractor must complete various phases of construction in accordance with the approved
Schedule.  All improvements shall be and remain the property of the Contractor through the term
of the Contract, with the exception of utility systems as identified in paragraph 8e, SITE
UTILITIES. 

(2) Final development plans ("Development Plans"), including design documents,



DACA45-98-R-0024
Attachment 2       Amendment 0003

2-26

shall include construction drawings, specifications and design analysis for categories such as, but
not limited to architectural, structural, mechanical, electrical, grading and drainage, paving,
outside utility services, and interior and exterior color schemes.  Specifications shall be in
sufficient detail to fully describe and demonstrate the quality of workmanship.  Detailing and
installation of all equipment and materials shall comply with the manufacturers'
recommendations.  Design analysis shall be provided for each discipline of work and shall
include all features together with the necessary equipment and material sizes, calculations, and
capacities, and shall provide sufficient information to support the design.

(3) Delays/Impacts.  Delays or other impacts caused, in whole or in part, by the
Contractor or any of its Subcontractors or Subsubcontractors for whatever reason, shall not be
grounds for an extension of the renovation, new construction or other times in the Schedule
under the Contract.  Subject to other provisions in this Contract, the Contractor shall be entitled
to an extension of time for delays or other impacts caused solely by the Government, and for
delays or other impacts caused by events beyond the control of the Contractor or any of its
Subcontractors or Subsubcontractors provided, however, that the notice provisions and
procedures herein are followed, such notice and procedures being a condition precedent to the
allowance of any claim and the failure to provide such notice and comply with the procedures
shall act as a complete waiver and release of any right to extension of time.

(4) The Contractor shall give all notices and comply with all laws, ordinances,
rules, regulations and orders of any public authority bearing on the performance of the work.  If
the Contractor observes that any of the Contract is at variance therewith in any respect, it shall
promptly notify the Contracting Officer or designated representative in writing, and any
necessary changes shall be made by appropriate Contract Modification.  The Contractor shall
indemnify and hold harmless for any loss, cost, damage or expense arising from, occasioned by
or in any manner connected with violations of any such laws, ordinances, rules, regulations or
orders.

n.  CONSTRUCTION AND RENOVATION INSPECTIONS. 

(1) By the Government.  Construction inspections will be made periodically by
the Government and/or its designated technical representatives to review compliance with the
Contract requirements, including the Davis-Bacon and other employment related laws, and final
working drawings.  Periodic reviews and inspections by the Government and/or technical
representatives are not to be interpreted as resulting in any approval of the Contractor's apparent
progress toward meeting the Contract requirements.  The Contractor shall remain completely
responsible for design, construction, operation and maintenance of the project in full accordance
with the requirements of the Contract.

(2) By the Contractor.  The Contractor shall acquire the services of an independent
Contractor quality control (CQC) organization, who will be responsible for maintaining an
effective quality control system ("CQC System"), for the construction activities associated with
the Family Housing Privatization project.  The CQC System shall consist of plans, procedures,
and organization necessary to produce an end product which complies with the Contract
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requirements and Federal and Local requirements.  The CQC System shall cover all construction
operations, both onsite and offsite, and shall be keyed to the proposed construction sequence. 
The independent CQC organization shall consist of a Project Superintendent, CQC System
Manager and sufficient number of additional qualified personnel to ensure Contract compliance. 
The CQC System Manager shall be a construction person with a minimum of five years in related
work and shall be on the site at all times during construction.  The CQC System Manager shall be
assigned no other duties.  An alternate for the CQC System Manager shall be identified in the
Development Plan to serve in the event of the System Manager's absence.  The requirements for
the alternate shall be the same as for the designated CQC System Manager.  The Project
Superintendent in this context shall mean the individual with the responsibility for the overall
management of the project, including quality and production.  The Contractor shall submit a copy
of its Quality Control (QC) Plan to the Government prior to the start of construction.  The
Contractor shall maintain a daily CQC report to monitor Contractor/ Subcontractors, operating
plant or equipment, work performed, control activities performed, tests performed and test
results, materials received, submittals reviewed, offsite surveillance activities, job safety and
general remarks.  The daily CQC report shall be retained and made available to the Government
upon request.

o.  CONSTRUCTION WORK REQUIREMENTS.

(1) Noise Restrictions.

(a) No construction shall be performed within 1000 feet of an occupied
dwelling unit on weekends, legal holidays or between the hours of 10:00 P.M. and 7:00 A.M.

(b) No equipment shall have unmuffled exhaust.

(c) All equipment shall comply with pertinent EPA equipment noise
standards.

(d) Construction equipment operators shall implement noise mitigation
measures by shutting off idling equipment and installing acoustic barriers around stationary
construction noise sources.

(2) Digging Permits and Road Closings.  The Contractor shall allow 14 calendar
days from the date of written application to receive permission to dig and to close roads.  Roads
shall only be closed one lane at a time and vehicular traffic shall be allowed to pass through the
construction area.  Work on or near roadways shall be flagged in accordance with OSHA safety
requirements.  Work located along the alert force route shall not cause blockage and the
Contractor shall maintain unobstructed access for alert force traffic at all times.

(3) Utility Service Interruptions.

(a) Advance Notice.  The Contractor shall submit written notification not
less than five working days in advance of each interruption of each utility and communication
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service to or within existing buildings and facilities being used by others.  No single outage will
exceed four hours unless approved in writing.  The time and duration of all outages shall be
coordinated with the Contracting Officer or designated representative.

(b) Overtime Work by Base Operating and Maintenance (O&M)
Personnel.  The normal working hours for Government O&M personnel whose services may be
required for utility outages or similar services are from 7:30 A.M.-4:00 P.M.  Overtime work by
Government O&M personnel due to Contractor delays in scheduled outages, interruptions of
known utility services, or other negligent acts, is prohibited.

(c) Buried Utilities.  The Contractor shall coordinate all excavation work,
including excavation for sign posts, fence posts, and utility poles with the Fort Carson Facilities
Engineer and the telephone company prior to beginning work.

(4) Monthly Progress Report.  The Contractor shall submit a monthly progress
report to the Government by the fifth day of each month stating the construction and renovation
work performed the past month, problems and delays encountered, Contractor's plan to maintain
or regain the Schedule at its cost, solutions intended, other significant construction issues, and
other information as requested by the Government.

7. THE FOLLOWING WILL BE PROVIDED TO THE CONTRACTOR BY THE
GOVERNMENT:

a.  The location and description of available land and current housing areas.

b.  Lease for the land provided under the Contract.

c.  Quitclaim Deed for existing family housing units.

d.  Occupancy mix for all family housing units.

e.  Access to all information available on each particular family housing unit and housing
area, to include all studies, reports, correspondence or other documentation relating to
environmental conditions within each unit and any measures taken to abate or mitigate those
conditions.

f.  Police and fire protection services.

g.  The Government will provide the Contractor appropriate facilities to operate out of for
a period of two years from the date of award.  These facilities will include both operational and
maintenance facilities and will be designated by the Director of Public Works, Fort Carson, CO
at the time of award.  After two years the Contractor will have to either have constructed his own
buildings at a site to be mutually agreed upon by the Contractor and Fort Carson, or lease space
from the Government.
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h.  All natural gas, electric power, water, and sewage shall be provided by the
Government for DOD personnel occupying family housing units.  Under no circumstances shall
DOD personnel be required to pay utilities.  (See paragraph 5.i. of this Attachment 2.)

8. GENERAL DESIGN CRITERIA.  The purpose of this section is to provide some
requirements and guidelines for the renovation, design and construction of the family housing
units on Fort Carson.  The Contractor may vary from the guidelines stated.  The words "shall" or
"must" indicate a mandatory requirement.  However, exceeding the criteria presented is desirable.
 The primary goal is that the new construction conforms to the norms and basic requirements for
the Colorado Springs area.

a.  SITE PLANNING.  A major site planning objective is to assure an interesting,
attractive, livable, residential environment and to utilize the potential advantages of the site. 
Planning should take into consideration topography, retention of existing trees, natural
characteristics of the environment, climatic conditions, and prevailing winds.  Design should
capitalize on economics inherent in the natural characteristics of the site, such as using existing
terrain to minimize cuts and fill, minimizing street frontage, consolidating utilities and providing
common open spaces.  Variety in arrangement and siting configuration of structures is
encouraged to fit varying terrain conditions and to provide attractive residential patterns and
street scapes.  Structure arrangements should be informal and imaginative with setbacks and
orientation to provide for the best view, privacy, and variety.  Grouping of structures should
enhance backyard and natural open spaces.

b.  The environment and natural setting of the sites shall be maintained during and after
construction by providing facilities that accommodate the existing topography and by selective
cutting of the trees and shrubs.  Excessive cutting and filling which is the result of recontouring
the site is generally not desired.  Site clearing which removes or destroys trees without preserving
pockets or groups of trees in front of, between, behind, and/or around facilities is also not
generally desired.

c.  SPECIFIC CRITERIA.  The following specific criteria are to be used as guidance in
design of the family housing area except those marked with an asterisk (*) which are mandatory:

          *(1) Clearance between adjacent structures shall consider requirements for fire
protection, safety, and emergency access in accordance with State and Local codes.

          *(2) Horizontal and vertical street alignment shall relate to the natural contours of
the site and shall provide for adequate storm runoff control.

(3) Street patterns which encourage nonresident vehicular traffic through the
family housing area should be avoided.

(4) Rigid gridiron-like street and building layouts should be avoided.
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(5) Paved areas should be minimized as much as possible to increase the green
space in the community.   Large areas of paved parking should be broken up by green islands or
dividers in such a way as to not adversely affect routine ground maintenance.

(6) Appropriate buffer areas should be provided to separate and visually isolate
the community from undesirable external influences.

(7) Pedestrian circulation should relate to family housing units, parking and
community facilities, and be safe and attractive.

          *(8) Provisions shall be made for the physically disabled at curbs and walks and
with appropriate equipment for play-lots and playgrounds.  Fort Carson standards shall be used
for play-lots and playgrounds.

          *(9) No construction will be allowed within 150 feet of golf course fairways.

          *(10) Portions of existing hiking/running tracks within new and established family
housing areas shall be maintained by the Contractor.

          *(11) Existing firebreaks located on the west boundary of Area I (see Housing
Boundary map, Attachment 11) shall be maintained according to National Forest Service
standards.

d.  STREETS, DRIVEWAYS, PARKING AND SIDEWALKS.

(1) Pavement design shall conform to Local design criteria.  Driveways shall be
paved with concrete.

(2) Street name signs and traffic control signs shall be provided at all intersections
and shall conform to requirements of US Department of Transportation, Manual on Uniform
Traffic Control Devices.  Street names will be provided by the Fort Carson Commanding General
or designee.

(3) All dead end roads shall have turnarounds for emergency vehicles.

(4) Provide at least 2 off-street parking spaces per family housing unit.

e.  SITE UTILITIES.

(1)  GENERAL CRITERIA.

(a) Existing Housing Areas. 

(i) Service Lines.  The Contractor shall be conveyed all utility
service lines associated with the existing family housing units.  Service lines are defined as
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beginning at the point of tap or connection to the main utility distribution system and extending
the entire length to supply service to each family housing unit.  Conveyance of such service lines
to the Contractor during the Contract period shall require all future maintenance or replacement
costs of these service lines to be borne by the Contractor.  Requirement for replacement shall
conform to the standards specified hereinafter for new service lines.

(ii) Distribution Lines.  All other utility system components not
considered service lines shall remain the property of the Government.  No new service
connections, taps, or interruptions shall be made to any Government-owned utility system
without the prior written consent of the Government.  The standards for connection and service
lines shall be as specified hereinafter. 

(b) New Housing Areas.  The Contractor shall be responsible for design
and construction of all new utility distribution system components and service lines required to
provide utilities to new family housing areas.

(i) Connection to or Extension of Government-owned Utilities. 

(A) The Contractor is encouraged to utilize existing
Government-owned utility system infrastructure at Fort Carson as practicable or as capacity
exists to service new family housing areas.  Information regarding capacities or descriptions of
existing utility systems is contained in Attachment 10.  The information contained within
Attachment 10 addresses the capabilities of existing infrastructure in providing or accepting the
additional loads projected by housing development in the new family housing areas.  The
information shall serve as a basis for preliminary planning and design of utility components in
the proposal.  Final verification of adequacy of selected connection points shall be the
responsibility of the Contractor during the final development stage. 

(B) Government-owned utilities at Fort Carson are under
the jurisdiction of the Directorate of Public Works (DPW).  Requirements for design and
construction of new utility system infrastructure and services connected to Government-owned
utilities shall be as dictated by the DPW and as defined herein.  Connection fees will not be
charged for connection to or extension of Government-owned utilities at Fort Carson.  The
Contractor shall be responsible for all future maintenance and replacement of service lines in the
new family housing areas under this arrangement.  The Contractor may, at his option and
expense, elect to upgrade or improve existing Fort Carson-owned utilities to provide additional
capacity to support his new development.  These proposed improvements shall be approved by
the Government prior to construction.  Any of these improvements or extensions of distribution
components, required to make Government-owned utility connection possible or improved, shall
become the property of the Government after construction, and as such, will be serviced and
maintained by the Government at no cost to the Contractor.

(ii) Connection to or Extension of Non-Government-Owned
Utilities.  The Contractor may, at his option, elect to request service from and connect to non-
Government-owned utility systems.  All arrangements, connection fees, commodity costs, and
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contracts for service with non-Government-owned utility systems shall be between the
Contractor and the Utility System Service Provider.  All new infrastructure required for this
connection shall be completely isolated from Fort Carson utility systems and metered.  Design
and construction requirements for these arrangements shall be as specified by the Utility System
Service Provider.  Utility easements shall be obtained from the Government in areas not
specifically identified in the Lease for development.  All maintenance and future replacement
costs of any lines (distribution or service lines) connected to non-Government-owned utility
systems shall be borne by the Contractor or the Utility System Service Provider at no additional
cost to the Government.

(iii) Damage to Utilities.  Any damage to utility lines caused by the
Contractor's operations shall be immediately reported by the Contractor to the Contracting
Officer or designated representative, Fort Carson, Colorado, utility officials and to the utility
company or agency affected.  The Contractor shall comply with the instructions of such utility
company or agency and shall pay all expenses of repair made in connection with such damages.

(iv) Simultaneous Operations—Government's Right to Perform
Work and Award Separate Contracts.  The Government reserves the right to perform work on
Fort Carson, Colorado, with its own forces and to award other Contracts in connection with other
work at Fort Carson, Colorado, under separate Contracts.  In this regard, the Government's own
forces and/or such other separate Contractors may perform work on Fort Carson, Colorado,
simultaneously with the Contractor.

(2) SPECIFIC CRITERIA.  The Contractor shall be responsible for having all new
utilities comply with applicable Federal, State, City of Colorado Springs, Colorado, El Paso
County, Colorado, and any specific Fort Carson requirements, some of which are stated herein
(El Paso County, CO, City of Colorado Springs, CO, the State of Colorado and Fort Carson, CO
utility and other codes and requirements are herein jointly referred to as "Local").  The following
items, as they relate to each type of utility system, shall be used as guidance in design of the
family housing area:

(a) WATER FOR DOMESTIC AND FIRE PROTECTION USE. 

(i) The Contractor shall design and construct all facilities required
to deliver water to the family housing areas for all domestic and fire protection use.  For
connection to Government-owned utilities, the criteria for determining water demands and water
system component design requirements shall be as governed by the DPW and Local codes.  The
DPW criteria for standards of design and construction of water systems are contained in the
following applicable publications:
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Nature Publication Title Technical
Manual Number

Other

Water Demands Water Supply, Sources and
General Considerations

5-813-1

Water Storage Water Supply, Water Storage 5-813-4

Water Distribution
Components

Water Supply, Water Distribution 5-813-5

Fire Flow Demand Fire Protection for Facilities;
Engineering, Design, and
Construction

Military
Handbook

1008B

(ii) Typical material and installation requirements are as follows:

(A) For connection to non-Government-owned water
systems, the water demands shall be determined in two parts.  The non-fire flow demand shall be
as required by the Utility System Service Provider.  The fire flow component, however, shall be
based upon the requirements of Military Handbook 1008B, since fire protection services are to be
provided by the Government.

(B) Cathodic protection shall be provided for all buried
copper, gray or ductile-iron piping, fittings, valves, and other water line appurtenances. 
Corrosion protection shall be designed by a licensed professional corrosion engineer or person
certified by the National Association of Corrosion Engineers.  Tracer wires shall be provided for
all new buried underground water piping for locating purposes.

(C) For information on the capabilities of the Fort Carson
Government-owned water distribution and storage system, see Attachment 10.

(b) GAS DISTRIBUTION SYSTEM.  Gas Distribution systems shall
include the exterior site distribution system and the individual residence service lines.  System
must be carefully planned and designed with due consideration for economy, safety, and
uniformity of pressure and must be in accordance with American Gas Association (AGA),
American Petroleum Institute (API), ASME B31.8, Gas Transmission and Distribution Piping
Systems, Title 49 Code of Federal Regulations (CFR) Part 192 and Local codes.

(i) Site Distribution System.  The natural gas distribution system
shall be designed in accordance with AGA, API, ASME, Title 49 CFR Part 192 and Local codes.
 Master natural gas meters shall be provided, and installed by the Contractor at points of
connection to Fort Carson main gas supply.  The distribution system at Fort Carson consists of
both 50 psi and 25 psi lines.  The points of connection for each of the areas are shown in
Attachment 10.  All points of connection are to the 50 psi lines.  A pressure reducing station shall
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be provided to reduce the pressure to 25 psi for routing to the individual areas.

(ii) Service Lines.  Service lines shall be designed in accordance
with AGA, API, ASME, Title 49 CFR Part 192 and Local codes.  Service line shall run parallel
and/or perpendicular to the building lines, shall be buried at least 18 inches below ground
surface, shall not be laid in the same trench with other utilities, and shall be above other utilities
whenever they cross.  Gas lines shall not be laid under paved streets or in other locations subject
to heavy traffic whenever practically avoidable and economically feasible to locate elsewhere. 
Whenever it is necessary to locate gas lines in such locations, the lines shall be protected by
suitable encasement or by burying to a depth to provide at least four feet of cover over the top of
the pipe.  The point of connection to the gas main shall be provided with a shutoff plug valve,
conveniently located outside of any traffic area and protected with a valve box.

(A) Service Line Sizing.  The size of the service line shall
be sufficient to supply the demand without excessive pressure drop and shall be not less than one
inch in size.

(B) Service Line Materials.  All underground service lines
shall be polyethylene or fiberglass and all above ground lines steel.

(C) Service Line Marker.  Underground service lines shall
be identified by a permanent on grade utilities marker, which indicates the type of service and
depth of burial.  Markers shall be located a maximum of 100 feet apart on straight runs and at
every change in direction.  Markers in high traffic areas shall be protected from physical damage.
Markers shall consist of a stamped or engraved brass nameplate embedded in concrete.

(D) Service Line Protection.  Below grade lines shall be
protected from physical damage by placing a continuous, detectable plastic ribbon in the trench
such that any excavation will uncover the ribbon prior to reaching the line.  Above ground lines
shall be protected from damage by enclosing in architectural chases and/or by placing guard rails,
posts or warning devices at vulnerable points.

 (E) Gas Meters.  Natural gas meters shall be provided,
installed and maintained by the Contractor at all individual family housing units.

(iii) Cathodic Protection.  Cathodic protection shall be provided for
the transitions between underground metallic piping and nonmetallic piping systems, as well as
for the transition between underground metallic pipe and above ground metallic pipe.  The
cathodic protection system shall be designed by a licensed professional corrosion engineer or
person certified by the National Association of Corrosion Engineers.

(c) WASTEWATER SYSTEM.

(i) The Contractor shall design and construct all facilities required
for the collection and discharge, to appropriate treatment facilities, of all sanitary and industrial
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wastewater flows generated by new construction.  The existing wastewater collection and
treatment system is Government-owned at Fort Carson.  Connection to that system is possible for
all new housing areas identified.  Existing system capacities and the ability to accept additional
flows are identified for relevant portions of the collection system in Attachment 10.  All new
wastewater collection, and pumping facilities if required, shall be designed and constructed in
compliance with Federal and Local codes.  For connection to the existing Government-owned
system, Local codes shall include the following applicable publications:

Nature Publication Title Technical
Manual Number

Other

Sewer Lines Sanitary and Industrial Wastewater
Collection-Gravity Sewer and
Appurtenances

5-814-1

Lift Stations
and Force Mains

Sanitary and Industrial Wastewater
Collection-Pumping Station and
Force Mains

5-814-2

(ii) All appropriate local approvals and permits shall be obtained
for new wastewater collection and pumping designs prior to construction.

(iii) Industrial wastewater discharge from new construction shall be
minimized, but in any case, shall be pretreated prior to discharge to the sanitary sewer system at
Fort Carson.  Pretreatment standards shall be coordinated with the DPW and the Directorate of
Environmental Compliance and Management (DECAM).

(d) EXCAVATION, TRENCHING, AND BACKFILLING FOR
UTILITIES SYSTEMS.

(i) Trenches.  Jacking and boring shall be required when an
underground utility line crosses a major roadway.  Sewer and water lines, mains or laterals shall
be placed in separate trenches.  Separation criteria (horizontal and vertical) shall be as required
by the most stringent Local code.  Exceptions to the codes shall be approved by the appropriate
State regulatory agency.

(ii) Trenches.  The trench shall be excavated as recommended by
the manufacturer of the pipe to be installed.  Where no manufacturer's installation manual is
available, trench walls shall be made vertical.  Determination of the need for and design of
shoring for trench walls greater than three feet shall be in accordance with 29 CFR 1926.652 in
order to protect employees who may be exposed to cave-ins.  Special attention shall be given to
slopes which may be adversely affected by weather or moisture content.

(iii) Cover.  Water mains shall have a minimum of five feet of
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earth cover.  For fire protection yard mains or piping, an additional six inches of cover is
required.  Sewer lines shall be located at a depth greater than the frost penetration.  Earth loads
and vehicular loads (in traffic areas) shall be addressed in regard to structural selection of piping
materials.  Minimum cover above the top of pipes shall be two feet in areas not subject to
vehicular loads and three feet in all other areas.

(e) STORM DRAINAGE SYSTEM.

(i) The storm drainage system shall be properly coordinated with
surrounding properties to insure that runoff does not cause damage to other properties.  All
drainage lines, if required, shall remain in conduit to point of connection to existing service. 
Information on the existing storm drainage system can be found on the site/utility CADD maps. 
It is the Contractor's responsibility to design the storm drainage system for the new development.
 The Contractor shall determine the capacity of the existing system(s) and coordinate all points of
connection.

(ii) The system shall provide and maintain a positive crown or
sheet drainage for all streets, roads and sidewalks.  No roadside ditches shall be allowed.  All
curb inlet and other storm drainage system openings shall be "child-proof," and bicycle proof
such that there will be no gaps greater than four inches.

(iii) Storm drainage system designs shall conform to Local design
criteria.  Design shall be based on no less than ten-year initial storm criteria and 100-year major
storm criteria in accordance with Local codes.

(iv) Provide positive drainage for all areas.  Special care should be
given to grading and drainage around the family housing units to assure that good positive
drainage is maintained away from the buildings.

(f) ELECTRICAL, TELEPHONE AND CABLE TELEVISION
DISTRIBUTION SYSTEMS.

(i) The primary and secondary electrical distribution system shall
be installed underground and use pad mounted electrical equipment.  New primary laterals into
new housing developments shall be master metered.

(ii) The telephone distribution system shall be installed
underground.  US West is the current telephone service provider on Fort Carson.  The Contractor
shall coordinate all installation requirements and tap points with the telephone service provider.

(iii) The cable television (CATV) distribution system shall be
installed underground.  The current CATV Contractor on Fort Carson is Charter
Communications.  The Contractor shall coordinate the CATV box and conduit size and
installation requirements to each family housing unit and tap points with the CATV Contractor.
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(iv) Design, construction, equipment, materials and appurtenances
shall be suitable for the intended application and shall conform to industry applicable standards
not limited to one or more of the following:

National Electrical Manufacturing Association
American National Standards Institute
Insulated Power Cable Engineers Association
American Society for Testing and Materials
Institute of Electrical and Electronics Engineers
Underwriters Laboratories, Inc.
National Electrical Code
National Electrical Safety Code

Interior lighting will be energy efficient and color corrected.  Color Rendering Index (CRI) of 85
or better.

f.  LANDSCAPING. 

(1) A preliminary, integrated landscaping design for the entire site shall be
provided in the proposal for the project.  All new family housing and remodeling of existing
family housing shall include landscaping and maintenance.  Completion dates for landscaping
shall be incorporated in the Schedule and Management Plan.  It shall provide trees, shrubs and
ground cover of adequate quantity and grouping to ensure a completely landscaped and
aesthetically pleasing project.  Trees for landscaping should be appropriate to the maximum
extent practicable in open areas.  Plants or shrubs which are potentially toxic if ingested or
irritating to the skin must not be used.  Use of native, drought resistant plants, "xeriscape," 
which have reduced irrigation requirements is encouraged.

(2) Lawn grasses and irrigation systems will be used where needed, such as in
front and rear lawn areas of family housing units.  Perimeter areas, outside of lawn areas, will not
require irrigation systems and should use native grasses.  Use of drought tolerant material is
encouraged.

g.  ARCHITECTURAL DESIGN.

(1) GENERAL CRITERIA.  New family housing units shall be designed and
constructed to provide quality housing for military personnel and shall be compatible with the
environment in which they are to be constructed.  The design and construction shall comply with
the requirements contained herein.  The design and technical criteria contained and cited herein
establish minimum standards for design and construction quality.  The Contractor is allowed
maximum latitude in choice of style, types, designs, configurations, and materials in their
architectural design, as constrained by site boundaries.  All solutions shall be functional and meet
the minimum standards established herein.  The Contractor is encouraged to have a variety of
functional solutions.
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(2) ENERGY CONSERVATION.  New family housing units shall be designed
and constructed to reduce energy consumption in a life-cycle, cost-effective manner using
renewable energy sources when economical.  The Contractor's plan for this reduced energy
consumption requirement shall be described in its proposal.  Contractors are required to
minimize energy consumption of both the heating and cooling seasons through the application of
energy efficient designs within the unit.  Design considerations shall include, but not be limited
to, optimum glass areas and insulation levels in all rooms, promotion of cross family housing
unit air ventilation, attention to construction details and exterior fenestration materials, and the
use of passive solar energy systems whenever possible.  Passive solar systems shall not require
special attention by unit occupants.

(a) INSULATION.  Insulation shall comply with Local codes.  The
following "R" factors are minimums:

Slab on Grade R10
Exterior Walls R19
Basement Walls R15
Roof/Ceiling R45
Windows R2
Window Area 14% of gross wall maximum

(b) PASSIVE SOLAR.  Appropriate solar architectural energy
conservation considerations such as, orientation, shape, natural lighting of interior spaces,
window locations, size and treatment, shading, overhangs, insulation and thermal massing will be
considered as part of the design.

(c) ECOLOGICAL BENEFITS.  The Contractor is encouraged to consider
products and materials which will afford initial and/or long-range reductions in the consumption
of water, fuels, electrical power, raw materials, or accumulation of waste matter.  The Army
continues to emphasize environmental quality and conservation of energy and resources.

(d) TECHNICAL CRITERIA.  Technical criteria to be used for the design
and construction shall comply with all applicable Local codes as a minimum and shall only be
modified as described herein.

(e) SPECIFIC CRITERIA - NEW UNIT DESIGN.  The designs shall
conform to Local area practices with rooms arranged and sized for efficient use.  The distribution
of floor area for food preparation, dining/living rooms, bedrooms, bathrooms, hall closets, and
services should be in balance and reasonable for the purposes served.

(i) FUNCTIONALITY.  Rooms shall be sized and arranged for
efficient use, good circulation and furniture placement.  The distribution of space for different
rooms should be balanced and should enhance the intended functions.

(ii) INDOOR/OUTDOOR INTEGRATION.  Emphasis should be
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placed on factors that enhance indoor/outdoor living.  Consider size, layout and location of patios
and yards, and features that encourage family use of outdoor area.

(iii) Areas of the family housing units where the potential for water
on the floor exists shall be constructed and finished in a manner that prevents wetting of the
subflooring.

(3) SOUND ATTENUATION.  Sound insulation shall have a flame-spread rating
of 25 or less and smoke development of 50 or less when tested in accordance with ASTM E 84,
Standard Test Method for Surface Burning Characteristics of Building Materials.

(a) PARTY WALLS.  Party walls separating family housing units shall
provide sound attenuation with a minimum Field Sound Transmission Class (FSTC) rating of 52.
Wall construction shall meet or exceed FSTC rating of 52.  Installation of electrical outlet boxes,
telephone outlets and other wall penetrations shall be installed to prevent the transmission of
noise through the party wall below an FSTC of 52.

(b) Sound transmission standards of floor/ceiling construction between
family housing units (party floors) shall be designed to provide the minimum sound transmission
ratings as described below:

(i) Habitable areas (living, dining, bedrooms, halls, etc.)
Airborne sound     FSTC=55
Impact of tapping FIIC=65

(ii) Wet areas (kitchen, baths, utility, laundry, etc.)
Airborne sound FSTC=55
Impact of tapping FIIC=57

(iii) Habitable areas over garages
Airborne sound FSTC=55

(c) PLUMBING AND HVAC EQUIPMENT.  Design of plumbing and of
heating and ventilating and air conditioning (HVAC) equipment shall include design provisions
such as location, enclosure and acoustical treatment, to minimize transmission of noise generated
by equipment within each family housing unit and to eliminate transmission of noise to other
family housing units.

h.  INTERIOR DIMENSIONS AND AREAS.  Dimensions and areas of rooms shall
provide for function and flow within the family housing unit arranged and sized for efficient use.
 All handicap accessible family housing unit designs shall comply with ADA dimensional
criteria.

i.  EXTERIOR AND INTERIOR FINISHES.  Emphasis shall be placed on low
maintenance, durability, and quality for exterior and interior finish materials.  Interior finishes
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shall include flooring, walls, ceilings, cabinetry, woodwork, window treatment, and trim. 
Materials shall be residential in size, scale, and texture.

j.   POSTAL SERVICE.  The Contractor shall coordinate with the U.S. Postal Service for
installation of gang postal box locations.  The Contractor will be required to furnish and install
the appropriate postal boxes.

k.  FAMILY HOUSING UNIT NUMBERS.  Family housing unit numbers shall be
consistent with the current numbering system for family housing units on Fort Carson.

l.   STRUCTURAL DESIGN.  Structural design shall comply with Uniform Building
Code and Local building code requirements.  Soil investigation shall be done to determine if soil
is expansive, and to verify proper floor slab and foundation design.

m. SPECIAL FEATURES.

(1) METERS.  Gas, electric, and water meters must be provided for each
individual family housing unit.  Each meter must be marked with the corresponding family
housing unit number.  Metering equipment will be of standard manufacture, furnished, installed,
maintained and calibrated by the Contractor at his expense.  Types of meters and installation
must conform to Local utility standards.  The Contractor, at his expense, shall periodically
inspect and test the meters in accordance with Local utility standards.  Sewage charge will be
estimated on water usage based on standard industry practice.

(2) SMOKE DETECTORS.  Smoke detectors shall be installed, hardwired, in
each family housing unit.  Battery powered detectors are not acceptable.  The exact number and
location of smoke detectors and alarm verification shall be in accordance with NFPA 72
(National Fire Alarm Code), 1993 edition, or current version.

(3) AIR CONDITIONING.  Air conditioning is not allowed in any family housing
units unless medically required and approved by the Fort Carson Hospital Commander and will
then be installed at no expense to the Government or to the Contractor.

n.  HVAC DESIGN.  HVAC design shall comply with the Uniform Mechanical Code.

(1) FUEL SELECTION.  Electricity shall be used for lighting, general appliances,
and clothes drying.  Natural gas shall be used for space heating, domestic water heating, and
cooking.

(2) THERMOSTATS.  Programmable thermostats shall be provided in each
family housing unit and shall be of the energy efficient setback type.

(3) HEATING.  Heating shall be provided by natural gas fired furnaces having a
minimum annual fuel utilization efficiency (AFUE) of not less than 80%.  Furnaces shall comply
with the State Building Standards code.
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o.  PLUMBING DESIGN.  Plumbing shall be in accordance with the most current edition
of the Uniform Plumbing Code and comply with Local codes as a minimum.

(1) Hot water temperature shall be set at 140 degrees Fahrenheit or less.

(2) Gas water heaters shall have an energy factor of .55, and R8 insulation as a
minimum.

(3) Use efficient showerheads that flow 1.5 gallons per minute or less.  Use low
flow aerators on each sink that flows 1.5 gallons per minute or less.  Use toilets that utilize 1.6
gallons per flush or less for water conservation.

(4) Select the lowest energy use appliances from the Consumer Guide to Home
Energy Savings.

(5) Choose a refrigerator with an energy saver switch and top freezer.

9.  DESIGN ENERGY USE.  The Energy Use Budget (EUB) is the maximum building
energy use for which the building is to be designed.  The EUB for the new housing construction
is EUB=45.  The energy calculations may be calculated using the simplified multiple measure
method described in Chapter 28, "Energy Estimating Methods," of the American Society of
Heating, Refrigeration, and Air Conditioning Engineers (ASHRAE) Handbook of Fundamentals.

10. RECOMMENDED ENERGY FEATURES.  The following are preferred for
incorporation into the family housing unit design:

a.  Place plumbing fixtures on inside walls.

b.  Plant evergreen trees on the north and west sides and deciduous trees on the south and
east side of family housing units.

c.  Use the kitchen as a heat source on the north side of the family housing units.

d.  Consider passive solar orientation to enhance comfort and reduce energy consumption.

e.  Eliminate recessed fixtures in the ceilings.

f.  Consider the use of blown cellulose, which is a recycled product, for insulation.

g.  Provide a whole house fan in the attic with insulated panel for wintertime.  Fan to be
connected to cooling thermostat with an on-off switch.

h.  Select energy saving dishwashers with a no heat drying cycle.
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i.  Insulate around all showers and tubs.  Insulate plumbing wall to provide insulation for
hot water pipes in walls.

j.  Consider using recycled products in as much of the design as possible.
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DOCUMENT INFORMATION ROOM CONTENTS

1. Correspondence requesting relief from personal property tax.

2. Current housing waiting list.

3. Copy of Request for Proposal.

4. Project Work Statement for current maintenance contract.

5. Fort Carson Affordable Housing Initiative Project Feasibility Study dated 15 March 1996.

6. Existing utility locations.

7. Environmental Assessment dated 21 June 1996.

8. Utility studies performed by the U.S. Army Corps of Engineers.

9. Historical Basic Allowance for Quarters (BAQ) and Variable Housing Allowance (VHA) data
for Fort Carson, CO.

10. Topographic maps of Fort Carson, CO.

11. 1992 Market Feasibility Analysis for Fort Carson, CO.

12. Floor plans of existing housing units.

13. Industry Forum Information Packet dated 5 September 1996.

14. Listing of all upgrades performed on existing housing units for the past eight (8) years.

15. Service call records pertaining to ground flooding.

16. Historical data on housing units.

17. Lead and asbestos abatement.

18. Housing Office operations and management budget.

19.    Legal Descriptions of Property, including drawings thereof, and appraisal information.
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20. Fort Carson Drainage Maps

21. Legal Descriptions

22. Promotion Historical Data

23. Soils Analysis for Area C

24. RFP Spreadsheets Disk
Housing Abatements
Housing Renovations
Housing Data (SF, # Baths, # Bedrooms)
BAQ/VHA Data

25. Current Playground System Specifications

26. Topographic Maps (Area C) Scale 1" to 100'

27. Topographic Maps (Area I north and Area L) Scale 1" to 100'

28. Utilities Maps
Areas 1&3: Water, Sewer, Wastewater (storm), gas,
electric.
Area 4: Sewer

29. Family Housing Green, Amber, Red Report

30. Updated Waiting List Information

31. CD-ROM containing legal descriptions, utilities, and topographics

32. Housing Office Administration Documents
1.  Application for Housing
2.  Family Housing Guide

33. Monthly Housing Turnover Data

34. Fort Carson Master Plan Graphic
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35. Colorado Springs Market Data
1.  Apartment Market Analysis for C.S. (Nov 95)
2.  City 5-Year Plan (Apr 95 - Mar 2000)
3.  Market Feasibility Study for Rockrimmon Project

36. Utility Identifications and Marking Data for Soil Borings
NOTE: Soil Borings may be done by offerors  at their own expense.  The Government will
provide the utility identifications and markings to identify utility placements, however, the
Government will not be held liable for any costs incurred relating to the soil borings or
samples.  Prior to any soil borings, offerors must coordinate with the Housing Office at 719-
526-1085 between the hours of 9:00 a.m. and 4:00 p.m., Monday thru Friday, except holidays.
 Information obtained by offerors from the soil borings will be considered proprietary data and
will not be disseminated by the Government.  It is each offeror s responsibility to obtain this
information if the information is necessary in their proposal.

37. Listing of Units Receiving Stucco Renovations FY 96-97

38. MCA Installation Construction Plans

39. Installation Services Surveys

40. Installation Design Guide

41. Regulations referenced in the RFP

42. Fort Carson Master Plan (text)

43. Preproposal Conference Packets

44. Area 1 & 3 Telephone Utilities Hardcopy Maps

45. Area 1 Storm drainage map (Revised but not different from CD)

46. List of Housing Office open contracts

47. Installation Status Report for the Family Housing Areas at Fort Carson, Colorado
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TENANT LEASE
MILITARY TENANT

This lease, made this                       day of                                                                       , by and between
                                                            Landlord, and                                                             Tenant.

DESCRIPTION AND TERM.  The Landlord, in consideration of the rent stated herein to be paid by the Tenant
and the other covenants, agreements and conditions hereinafter contained in this Lease which are to be kept,
performed and observed by the Tenant, does hereby let and lease unto the Tenant, Unit Number                                
on Fort Carson, County of El Paso, State of Colorado (the “Premises”) for the term beginning on the               day of
                                and ending on the                          day of                                                         .

*USE.  Tenant agrees and understands that the premises are to be used and occupied only by the person(s)
designated above as Tenant (spouse and children included) as a private residence and for no other purpose.  Tenants
are not permitted to sublet units or receive reimbursement for shelter from other persons who reside in the unit. 
Tenant may not allow any other person to reside in their housing unit in excess of 90 days during any 365-day
period.  Tenant may use the dwelling for Family Child Care but must conform with requirements stated in Army
Regulation 608-10.  The use of the dwelling for Family Child Care cannot be done without specific approval from
Child Development Services at Fort Carson and the Landlord.  The Tenant is limited to two walking pets per family.
 Farm animals or exotic animals are prohibited.

*RENT.  Tenant agrees to pay rent for this Unit in monthly installments of $                          , which is an amount
equal to the Basic Allowance for Housing (BAH) that has been designated for the unit.  Tenant further agrees to pay
any increases in the rent during the term of this Lease.  Rent for the unit shall be paid in arrears by allotment directly
to the Landlord.  Tenant agrees to execute any documents which are necessary to arrange the rent payment within
five days of executing this Lease and agrees that the allotment may not be canceled prior to the expiration or
termination of this Lease.  Tenant further agrees to execute any documents necessary to adjust rent payment to the
authorized BAH amount for the individual’s pay grade when BAH rates are adjusted by the Government, or in the
event of a reduction in the individual’s pay grade.  The Tenant must submit change forms for rent payment to the
appropriate financial office within the month of the change.  Any actual or attempted cancellation or alteration of the
allotment by the Tenant prior to expiration or termination of this Lease will be grounds for the termination of this
Lease and immediate eviction by the Landlord.  In no event shall Tenant be permitted to take occupancy of this Unit
prior to arranging for an allotment to the Landlord.

*TERMINATION.  Tenant shall be required to give the Landlord at least thirty days prior written notice that he is
vacating the property either at the end of the initial lease term, or at the end of any extension, renewal or holding
over period.  It is understood that when a notice to vacate is delivered, all residents in the Unit will be vacating the
property.  Should the Tenant receive military transfer orders out of the Colorado Springs area, the Tenant may
terminate this Lease by serving on the Landlord a written notice of termination.  This notice must state the date when
termination will be effective and that date shall not be less than 30 days after the date the Landlord receives the
notice.  Prior to the termination date, the Tenant shall furnish the Landlord with a copy of the official notification of
the orders.  A thirty-day notice is required under normal transfer, however, an emergency movement will be honored
when applicable.

RENOVATIONS.  Tenant may be required to relocate if major repair or renovation of the Premise leased herein is
required or scheduled.  The housing unit must be vacant for the work to be accomplished.  If the housing unit is
identified for renovation, tenant may be required to permanently relocate Tenants’ family to another housing unit
prior to the start of renovation work.  Tenant will be notified by the Landlord when the Premise must be vacated and
what housing units are available for Tenants’ family to occupy.  Tenants’ rent will not be affected by any such
relocation and the relocation will be without cost to the Tenant.
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MOTOR VEHICLES AND TRAILERS.  Landlord reserves the right to disallow upon any of its property, in its
sole discretion, any vehicle, other than two family automobiles, and the Tenant agrees not to bring or cause to be
brought upon any property of the Landlord any vehicles other than two family automobiles without first acquiring
written approval from Landlord.  In the event Landlord approves any such vehicles upon any of its property
Landlord shall designate the area in which such vehicle shall be parked on its property.  Tenant shall keep all
vehicles rightfully upon Landlords’ property in good operating order with a currently valid motor vehicle license and
shall keep all insurance and personal property taxes thereon currently paid.  Recreational vehicles shall be parked in
specifically designated areas and may not be parked in the housing area.

*SECURITY DEPOSIT.  Tenant is not required to pay a security deposit.  However, the Tenant is responsible for
any and all damages to the property caused by the Tenant, his dependents, pets or visitor.  As a consideration for the
lack of a security deposit the Tenant will agree to the release of future military assignments and address information.
 In addition, the Tenant will be required to obtain Landlord verification prior to being allowed to clear the
installation.

CONDITIONS OF PREMISES AND REPRESENTATIONS.  Within five days after Tenant takes possession of
the premises, Landlord agrees to provide Tenant with a list setting forth all of the defects and damages to the
premises, its equipment and appliances, existing at the time Tenant took possession.  The list shall be treated as
correct unless Tenant objects to the list by written notice given to Landlord within five days after Tenant receives the
list.  Landlord shall not be obligated to make any repairs unless required by law or under the terms of the Contract
between the Landlord and the Government or agreed to in writing signed by the Landlord.

COVENANTS BY LANDLORD.  Landlord covenants and agrees to maintain all electrical, plumbing, heating,
ventilating, and other facilities and appliances, in good and safe working condition, subject to the covenants
undertaken by the Tenant below.  Landlord further covenants and agrees to comply with applicable building and
housing code requirements materially affecting health and safety.  Landlords’ failure to comply with the above
requirements will not be grounds for Tenants’ termination of this Lease unless Tenant has given Landlord written
notice of the defective condition and Landlord has failed to remedy the condition within 21 days.  However, Tenant
may not terminate the Lease if Tenant, a member of Tenants’ family or some other persons on the Premises with
Tenants’ consent intentionally or negligently cause the defective condition.  Such defective conditions will be
repaired at Tenants’ expense.

COVENANTS BY TENANT.  Tenant covenants and agrees to keep the Premise clean and safe; use all electrical,
plumbing, heating, ventilating facilities and appliances in a reasonable manner, conduct himself or herself and
require guests to conduct themselves in a manner that will not disturb Tenants’ neighbors; and not to intentionally or
negligently destroy, damage or remove any part of the Premises, and not permit any other person to do so.  Tenant
agrees not to change or add locks without prior written approval of the Landlord.  Tenant covenants and agrees to
care for, maintain and repair the Premises, equipment, appliances, and fixtures for which the Tenant has caused
direct damage, excluding fair, wear, and tear, to be performed by landlord, including (a) replacement of light bulbs,
fuses, faucet, washers, furnace filters; (b) remedying clogged pipes, toilets and drains; (c) caulking around tubs and
showers, replacement of broken locks, glass, screens, plaster, floor coverings, light fixtures and other equipment; (d)
mowing of grass, raking of leaves, removal of snow and ice from all walks, steps, and drives and cleaning of gutters
and drains.  Upon the expiration or termination of this Lease, Tenant agrees to deliver the Premises in good and
clean condition, ordinary wear and tear accepted.  Tenant agrees to pay the cost of all repairs and cleaning required
by wear and tear beyond the ordinary.  During the duration of this Lease, Tenant agrees to give Landlord prompt
written notice of any defects or damage in the Premises, its equipment, appliances and fixtures.  If further damage
occurs between the time Tenant learns that a defect exists and the time Landlord learns of such defect, Tenant will be
liable for the costs of any repairs of such additional damage which might have been avoided had Tenant promptly
notified Landlord of the defect.  Tenant agrees to pay all costs resulting from the intentional or negligent destruction,
damage or removal of any part of the Premises by Tenant or by any of the Tenants’ guests or other persons on the
Premises with Tenants’ consent.
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DELIVERY OF POSSESSION.  If the Tenant shall be unable to enter into and occupy the leased Premises at the
time above provided because said Premises are not ready for occupancy because of delays in construction, or if by
reason of the holding-over of a previous occupant possession is delayed, or if as a result of any cause or reason
beyond control of Landlord, or other portions of the complex in which the leased Premises are situated are delayed in
completion, the Landlord shall not be liable in damages therefore, but during such period of delays the rental herein
will be abated.  If the Landlord is not able to deliver possession of the leased Premises to Tenant within 15 days of
the date named for the commencement of said term, the Tenant may cancel and terminate this lease by giving written
notice to the Landlord.

UTILITIES.  The Landlord shall not pay the cost of any utilities used by the Tenant.  The cost of utilities shall be
borne by the Government in accordance with the terms and conditions of the Contract between the Landlord and the
Government.  Landlord shall use its best efforts to provide the services and mechanical facilities provided for and
shall not be responsible for failure to provide such services or mechanical facilities beyond its control, nor shall any
failure to do so be grounds for constructive eviction.

DESTRUCTION OF PREMISES.  In case of partial destruction or injury to the Premises by fire, elements or other
casualty, the Landlord shall repair the same with reasonable dispatch after notice of such destruction or injury.
Tenant shall have termination rights if the Premises is not repaired within a specified number of days.  In the event
the Premises are rendered totally untenable by fire, the elements or other casualty, or in the event the building of
which the Premises are a part as so injured or destroyed that the Landlord shall decide within a reasonable time not
to rebuild, this Lease shall terminate and the rent shall be paid up to the date of such injury or damage.  Landlord and
Tenant hereby waive any and all right of recovery against the other for any loss or damage suffered by the Premises
or any of the contents of the Premises as a result of perils insured against in the fire and extended coverage insurance
policies which the Landlord is required to carry under its Contract with the Government, except in case of proven
negligence.  All insurance policies on the Premises shall be so endorsed, if such endorsements are reasonably
available by insurance companies or carriers, that are acceptable to both the Tenant and the Landlord.  Personal
property, such as furniture, clothing, jewelry, vehicle, and recreational equipment should always be adequately
insured by the Tenant for protection against possible damage or loss.  It is recommended that, for your protection,
you obtain private insurance, especially for high value items and collectibles.

RIGHT OF REENTRY.  The Landlord, his agent, watchman and employees may enter the Premises at reasonable
times with pass key, or otherwise, to examine same, or to make needed repairs, and, if the Premises consist of only a
part of the structure owned or controlled by the Landlord to install or repair pipes, wires, and other appliances
deemed by the Landlord essential to the use and occupancy of other parts of the building.  However, the Landlord is
required to give reasonable prior notice of at least 24 hours by telephone or otherwise to Tenant of his desire to enter
the Premises under the terms of this paragraph provided that, in emergency situations the Landlord may enter the
Units without such prior written notice.  The Landlord shall indemnify Tenants for any damages caused by its
negligence or misconduct during such entry.

TENANT’S LIABILITY.  Tenant agrees that the Landlord shall not be liable for any damage or injury to the
Tenant, the Tenant’s agents or to Tenant’s personal property or to any person entering the Premises or the building
on which the Premises are a part or to goods or chattels located in the Premises, resulting from any defect in the
structure or its equipment or in the structure or equipment of the structure of which the Premises are a part, and
Tenant further agrees to indemnify and save the Landlord harmless from all claims of every kind and nature, except
claims resulting from Landlords’ negligence or misconduct, including without limitation claims caused by damage
from water, rain, snow, ice, sleet, fire, frost, storms, or by breakage, stoppage or leakage of water, gas, heating, and
sewer pipes or plumbing upon, about, or adjacent to the demised premises.  Tenant agrees at his discretion to
purchase insurance to protect him from any and all loss, destruction or damage to his personal property from any
cause whatsoever and Tenant shall hold the Landlord harmless from any such loss, destruction or damage to
Tenants’ personal property, except as caused by the Landlord’s negligence or misconduct.



DACA45-98-R-0024
Attachment 6 Amendment 00036-4

RELEASE OF LANDLORD’S LIABILITY AND TENANT’S ASSUMPTION OF RISK.  Tenant recognizes
that there are certain recreational and utility facilities located upon or adjacent to the real property upon which
Premises is situated, by way of example but not limitation, these recreational and utility facilities include recreational
building, swimming pool, whirlpool, pool area, sauna, playgrounds, and/or any other recreational facilities or areas
which are being furnished without charge by Landlord.  Tenant hereby releases and forever discharges Landlord, its
officers, employees, representatives, successors and assigns, from any and all claims and damages for loss or theft or
any of Tenants’ personal property and/or which may arise out of any accidents or injuries to Tenant, members of his
family or guests that may occur in connection with the use of or due to the location of such recreational and utility
facilities, except claims resulting from Landlord’s negligence or misconduct.  Tenant hereby assumes for himself,
members of his family and his guests, any and all risks from any accidents in connection with the use of or the
presence of such recreational and utility facilities on or adjacent to the real property upon which the Premises are
located.

EXTERIOR.  Tenant shall not place anything on balconies, front steps, in windows or elsewhere which might affect
the exterior appearance of the building without the consent of Landlord and shall refrain from placing anything on
balconies, patios, front steps, in windows or elsewhere which, in Landlord’s sole opinion, will adversely affect the
exterior appearance of the building.  Tenants may plant annual and/or perennial flower gardens in beds adjacent to
their unit.  Storage sheds may be installed at the Tenants expense but must first be approved by the Landlord. 
Tenants are required to keep neat and clean garages, porches, carports, steps, walks and driveways to include snow
removal of assigned and common areas adjacent to dwelling.  Tenants are required to maintain their areas to include
watering, mowing lawn, clipping, trimming, edging, weed elimination, repairing damage from pets and general
neatness and cleanliness of area.  Air conditioners are not authorized unless supported by medical requirements and
approved by the Fort Carson Hospital Commander and the Landlord.  The Landlord may perform any maintenance
for which the Tenant is responsible, and has not performed, and the Tenant agrees that he will reimburse the
Landlord for the costs of performing such tasks.

INTERIOR.  Because of structural loading on floors, waterbeds are prohibited.  Privately owned hot tubs/
whirlpools/spas are not allowed in or adjacent to any housing units.  Tenant is not permitted to make any physical or
structural change to the housing unit, or landscape without prior approval of the Landlord.

CABLE TV.  Tenants that desire Cable TV must contract with Charter Communications to have jacks installed. 
Charter Communications is a private contractor and not an instrumentality of the Federal Government or the
Landlord.  Cable services other than those provided by Charter Communications are not authorized on Fort Carson. 
The Tenant is responsible for the payment of all costs associated with cable television.

*RENEWAL.  Upon expiration of this Lease, Tenant shall surrender and deliver up the leased Premises.  If the
Tenant fails to surrender the Premises, the Tenant shall be deemed to be a month-to-month Tenant.  Landlord may
notify the Tenant at least ten days prior to the effective date of their effect of any new terms and conditions.  If
Tenant decides not to renew his lease, or to remain as a month-to-month Tenant, Tenant shall give Landlord written
notice of his intent to vacate not less than one month prior to vacating the Premises.

*TENANT’S FAMILY.  The Tenant’s family shall include his or her spouse, if any, children or other family
members as declared by the Tenant to Landlord on the date first above mentioned, and natural born or adopted
children of the Tenant during the term of this Lease or during the tenancy of any month-to-month arrangement.

AUTOMATIC NOTICE TO QUIT PREMISES.  Any breach by the Tenant of the covenants contained in any
paragraph herein or contained in any other agreement between Landlord and the Tenant or any breach of the peace
or violation of any state, county, or applicable municipal law or regulations of Fort Carson shall constitute a breach
of this Lease.
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REMOVAL OF PROPERTY.  The Tenant shall have the right to remove from the Premises any and all of his
personal property and fixtures so long as Landlord has no lien upon said personal property or fixtures, due to
Tenants’ failure to satisfy all his or her obligations to Landlord.  The Tenant shall repair any and all damage, at his or
her expense, resulting from such removal of personal property and fixtures.  All such property which is not removed
from the Premises within a period of five days following the termination of the term of the Lease, shall remain upon
and become part of the Premises and be deemed surrendered to Landlord as a part thereof.

RENTAL APPLICATION RULES AND REGULATIONS.  Prior to execution of this Lease, Tenant executed a
Rental Application stating certain terms and conditions upon which the application was to be considered by
Landlord.  In addition to the terms and conditions imposed upon Tenant by the Lease and the Rental Application,
Landlord shall from time to time promulgate and post rules and regulations which shall govern Tenants’ activities
and conduct upon the property of the Landlord.  The said Rental Application and these rules and regulations are
hereby made a part of this Lease.  Any breach by the Tenant of any of the terms and conditions of the Rental
Application or of the then current rules and regulations as from time to time promulgated by Landlord shall
constitute a breach of this lease by Tenant and Landlord shall have all rights and remedies provided it by law and by
the terms and conditions of this Lease.

NOTICES.  Notices of every nature given pursuant to this Lease shall be personally served upon the other party
hereof, or shall be sent by first class United States mail with sufficient postage and addressed to the Tenant at the
unit address and to the Landlord at                                .  All notices given under this Lease, shall be given in writing.

BINDINGS ON ASSIGNS.  It is understood and agreed that the terms Landlord and Tenant shall include the
executors, administrators, successors, heirs, subleases, assigns and representatives of the parties hereto executing this
Lease.

DEFAULT.  If Tenant fails to pay all or any part of rent required under this Lease at the times required under this
Lease, or if Tenant defaults in the performance of or compliance with any other term or condition specified within
this Lease, this Lease, at the option of the Landlord, may be terminated and be forfeited, and Landlord may reenter
the Premises and retake possession and recover damages, including costs and attorneys’ fees.  Tenant shall be given
written notice of any default or breach.  It is specifically understood and agreed between the Landlord and Tenant
that time is of the essence regarding all terms and conditions of this Lease.

SUIT AND ATTORNEY FEES.  It is expressly agreed by the Landlord and Tenant, that after the service of notice,
or the commencement of a suit, or after final judgment for possession of the Premises, Landlord may receive and
collect any rent due, and the payment of such rent shall not waive or affect such notice, suit, or judgment.  Tenant
further agrees to pay and discharge all reasonable costs, attorneys’ fees, court costs and expenses that shall be made
or incurred by Landlord in enforcing this Lease agreement.

PRONOUNS.  Wherever used herein, the singular shall include the plural and the use of gender shall be applicable
to both genders.

                                                                                          
Tenant Date

                                                                                                                                                                     
Property Manager or Agent for Owner/Date Tenant Date

* Indicates a mandatory provision.
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